23rd December 2013
SPECIAL PLANNING COMMITTEE - 8TH JANUARY 2014
A special meeting of the Planning Committee will be held at 5.30 pm on Wednesday
8th January 2014 in the Council Chamber, Town Hall, Rugby.
Andrew Gabbitas
Executive Director
Note: Members are reminded that, when declaring interests, they should declare
the existence and nature of their interests at the commencement of the
meeting (or as soon as the interest becomes apparent). If that interest is a
pecuniary interest, the Member must withdraw from the room unless one of the
exceptions applies.
Membership of Warwickshire County Council or any Parish Council is classed
as a non-pecuniary interest under the Code of Conduct. A Member does not
need to declare this interest unless the Member chooses to speak on a matter
relating to their membership. If the Member does not wish to speak on the
matter, the Member may still vote on the matter without making a declaration.
AGENDA
PART 1 – PUBLIC BUSINESS
1.

Apologies.
To receive apologies for absence from the meeting.

2.

Declarations of Interest.
To receive declarations of –
(a) non-pecuniary interests as defined by the Council’s Code of Conduct for
Councillors;
(b) pecuniary interests as defined by the Council’s Code of Conduct for
Councillors; and
(c) notice under Section 106 Local Government Finance Act 1992 – nonpayment of Community Charge or Council Tax.

3.

Rugby Radio Station, A5 Watling Street, Clifton Upon Dunsmore, Rugby, CV23
0AQ
Outline application for an urban extension to Rugby for up to 6,200 dwellings
together with up to 12,000sq.m retail (A1), up to 3,500sq.m financial sevices
(A2) and restaurants (A3 - A5), up to 3,500sq.m for a hotel (C1), up to
2,900sq.m of community uses (D1), up to 3,100sq.m assembly and leisure
uses (D2), 31 hectares (up to 106,000sq.m) of commercial and employment
space (B1, B2 and B8), and ancillary facilities; a mixed use district centre and 3
subsidiary local centres including retention and re-use of the existing buildings
known as 'C' Station (Grade II listed), 'A' Station and some existing agricultural
buildings; a secondary school and 3 primary schools; public art; green
infrastructure including formal and informal open space and amenity space;
retention of existing hedgerows, areas of ridge and furrow and grassland; new
woodland areas, allotments and areas for food production, wildlife corridors;
supporting infrastructure (comprising utilities including gas, electricity, water,
sewerage, telecommunications, and diversions as necessary); sustainable
drainage systems including ponds, lakes and water courses; a link road
connecting the development to Butlers Leap, estate roads and connections to
the surrounding highway, cycleway and pedestrian network; ground
remodelling; any necessary demolition and any ground works associated with
the removal of any residual copper matting, with all matters reserved for future
determination except the three highway junctions on the A428, the two
junctions on the A5 and the link road junctions at Butlers Leap and Hillmorton
Lane.
PART 2 – EXEMPT INFORMATION
There is no business involving exempt information to be transacted.
Any additional papers for this meeting can be accessed via the website.

The Reports of Officers (Ref. PLN 2013/14 – 13) are attached.
Membership of the Committee:Councillors Ms Robbins (Chairman), Mrs Avis, Butlin, Cranham, G Francis, M Francis,
Mrs New, Pacey-Day, Sandison, Srivastava, Helen Walton and M Walton.
If you have any general queries with regard to this agenda please contact Claire
Waleczek, Senior Democratic and Scrutiny Services Officer (01788 533524 or email claire.waleczek@rugby.gov.uk). Any specific queries concerning reports
should be directed to the listed contact officer.
If you wish to attend the meeting and have any special requirements for access please
contact the Democratic and Scrutiny Services Officer named above.
The Council now operates a public speaking procedure at Planning Committee.
Details of the procedure, including how to register to speak, can be found on the
Council’s website (www.rugby.gov.uk/speakingatplanning).

LPA Ref No. R11/0699
RUGBY RADIO STATION
A5 WATLING STREET, CLIFTON UPON DUNSMORE, RUGBY, CV23 0AQ
Outline application for an urban extension to Rugby for up to 6,200 dwellings together with up to 12,000sq.m
retail (A1), up to 3,500sq.m financial sevices (A2) and restaurants (A3 ‐ A5), up to 3,500sq.m for a hotel (C1), up to
2,900sq.m of community uses (D1), up to 3,100sq.m assembly and leisure uses (D2), 31 hectares (up to
106,000sq.m) of commercial and employment space (B1, B2 and B8), and ancillary facilities; a mixed use district
centre and 3 subsidiary local centres including retention and re‐use of the existing buildings known as 'C' Station
(Grade II listed), 'A' Station and some existing agricultural buildings; a secondary school and 3 primary schools;
public art; green infrastructure including formal and informal open space and amenity space; retention of existing
hedgerows, areas of ridge and furrow and grassland; new woodland areas, allotments and areas for food
production, wildlife corridors; supporting infrastructure (comprising utilities including gas, electricity, water,
sewerage, telecommunications, and diversions as necessary); sustainable drainage systems including ponds, lakes
and water courses; a link road connecting the development to Butlers Leap, estate roads and connections to the
surrounding highway, cycleway and pedestrian network; ground remodelling; any necessary demolition and any
ground works associated with the removal of any residual copper matting, with all matters reserved for future
determination except the three highway junctions on the A428, the two junctions on the A5 and the link road
junctions at Butlers Leap and Hillmorton Lane.
Case Officers: Greg Vigars & Steve Parkes

Summary:
i.

Rugby Radio Station is the major development site in the Local Development Framework Core
Strategy adopted by the Borough Council in June 2011. The outline planning application is compliant
with the Core Strategy and seeks to deliver growth that is locally endorsed. The Radio Station
proposal has been the subject of extensive consultation during the various stages in the evolution of
the project. Due to the scale and complexity of this mixed use proposal it is intended that
development on the site will be delivered over a 20 year period using a phased approach which
provides both flexibility and certainty of control at regular stages of the project. Delivery of housing
on the application site is an important component of the Borough Council’s housing trajectory and
will significantly contribute to the maintenance of the required 5 year supply of housing land.

ii.

The outline planning application was submitted in 2011. It was subject to a formal consultation period
following which requests for additional information were made including a formal Regulation 22
request in respect of the Environmental Statement. An Additional Information submission in August
2013 addressed the comments received and took account of the re‐assessment of amendments made
to the proposals. This subsequent package of information, including an Environmental Statement
addendum, was subject to a further round of formal consultation with statutory consultees, the
public and other interested parties. The process undertaken and changes made are all explained in
the Additional Information Guide submitted with the additional information package.

1. Site and Surroundings
1.1.

The application site, amounting to approximately 473.2 hectares, is located immediately to the east of the
urban area of Rugby some 3 miles from the town centre. It comprises the major part of the former Rugby
Radio Station which lies either side of the A5 Watling Street covering an area of approximately 678
hectares in total.
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1.2.

The site is bounded to the south and west by the West Coast Mainline Railway, the Northampton Loop
Line and the Oxford Canal. The eastern boundary is formed by the A5 trunk road whilst to the north the
site follows field boundaries and the Clifton Brook, which also runs through the eastern part of the site.
The A428 Crick Road runs east‐west through part of the southern area of the site and also defines part of
the southern boundary. The site also extends to the North West in a corridor along the east side of the
Oxford Canal before meeting Clifton Road/Butlers Leap/Vicarage Hill.

1.3.

To the south‐west of the site is the Daventry International Rail Freight Terminal (DIRFT). Construction
works have recently commenced on land directly adjacent to the site boundary in connection with
additional rail served logistics development on DIRFT II, Zone 3. Along the north side of the Crick Road the
site wraps around a small warehouse/distribution facility and a pair of semi‐detached dwellings. The site
also adjoins a residential property located off the A5 to the north‐east and runs along the boundary with
residential properties on Avon Street and Vicarage Hill.

1.4.

To the north‐west the site abuts Hillmorton Locks and includes land comprised within the defined
Hillmorton Locks Conservation Area. Hillmorton Locks is separated from the urban area of Rugby,
including Hillmorton, by the railway embankment to the West Coast Mainline. The embankment itself
forms both a distinct physical and visual barrier alongside this part of the site. The Conservation Area is
based around three pairs of locks, the disused canal basin and a small number of dwellings and also
includes the Church of St. John the Baptist. The Hillmorton Bottom Lock is grade II listed.

1.5.

There are a number of existing villages in the surrounding area in relative proximity of the site including
Clifton upon Dunsmore and Lilbourne to the north and north‐east respectively, Kilsby to the south, Barby
to the west, Crick to the south‐east and Yelvertoft to the east.

1.6.

Existing buildings on the site directly associated with the former communications use comprise ‘C’ Station,
which is broadly located in the centre of the site and is grade II listed, and ‘A’ Station which lies
approximately half a mile to the west. ‘A’ Station is curtilage listed in view of its functional and ownership
relationship with the listed ‘C’ Station and its pre‐1948 construction date. The concrete anchor
foundations of the original larger masts are distributed across the site while a number of smaller masts
remain.

1.7.

There are five existing vehicular accesses serving the site comprising two from the A5, one via Hillmorton
Locks and two via Moors Lane. The existing main vehicular access serving the former Radio Station is from
the A5. It connects directly with ‘C’ Station whilst an internal road links ‘C’ and ‘A’ Stations and provides a
secondary access onto Moors Lane to the south‐west. Moors Lane is essentially a single track road which
links the A428 Crick Road to the east with Lower Street in Hillmorton to the west. The accesses are gated
and controlled and public access is not currently possible.

1.8.

The only publicly accessible route running through the site is that which runs along the northern edge
known locally as Locks Lane, an E class road connecting Hillmorton Locks with the A5. There are no other
public rights of way running through the site though others in the immediate vicinity comprise R116,
which runs from Clifton‐upon‐Dunsmore to a point mid‐way down the west side of Hillmorton Lane and
RB24 (and off‐shoots RB24a and RB24b) which runs in a loop beneath the West Coast Main Line into
Hillmorton Locks linking Brindley Road and Bonnington Close.

1.9.

There are also two collections of agricultural buildings within the site. These comprise Normandy Farm
located on the ridge of Normandy Hill in the west of the site, which is accessed from Moors Lane, and
Dollman’s Farm to the south accessed from the A428 Crick Road. There is an existing substantial orchard
on Dollman’s Farm which can be viewed from Crick Road.

1.10. The topography of the site is gently undulating with few defining physical features apart from Normandy
Hill which runs from the vicinity of Hillmorton Locks to the eastern end of Moors Lane in the south‐west
of the site. The hill rises on the north side of the Oxford Canal and Moors Lane and forms a broad ridge
before dropping down towards the east and north‐east.
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1.11. The site contains a significant area of floodplain immediately to the west of the A5 and in the northern
part of the site. Outside the floodplain the site contains extensive areas of ridge and furrow. As referred
to above, the Clifton Brook watercourse runs through the northern and eastern part of the site. It flows in
a culvert beneath the Oxford Canal before re‐entering the western part of the site along the southern
boundary. A network of hedgerows and ditches defining existing field boundaries together with a large
number of ponds are distributed throughout the site.
1.12. A large part of the site has non‐statutory designation as an Ecosite. In addition, there are three non‐
statutory local wildlife sites (LWS) within the site. The Oxford Canal Meadows LWS is located within the
southern part of the site designated for its semi‐natural grassland. The Rugby Radio Station A5 Meadow
LWS designated for its damp meadow grassland habitat is located in the east of the site to either side of
the existing main access from the A5. The Clifton Brook along the northern boundary of the site is part of
the wider River Avon LWS.
1.13. The use of the site has predominantly been in association with its former function as a radio station and
also for purposes of grazing and other agricultural activity based principally on Dollman’s and Normandy
Farms. The majority of the site is in single ownership with additional land under the applicant’s control
through option agreements essentially to provide related infrastructure.

2. Site History
Application Site
2.1.

Rugby Radio Station was originally developed in the 1920s to provide wireless radio communication
across the British Empire. The construction of ‘C’ Station together with the erection of sixteen large,
820 feet high masts set a quarter of a mile apart, and a range of smaller masts across the site,
commenced in 1924 and came into service in 1926. The ‘A’ Station was constructed in 1930, together
with the erection of further masts, to accommodate short wave transmitters.

2.2.

The communications role ceased in 2003 and the largest of the masts were removed though ‘C’ Station
contains a range of redundant transmitting equipment. ‘A’ Station no longer has any functional role
and has been vacant since 2002. In the meantime BT has continued to use part of ‘C’ Station as a
telephone engineering centre for the Rugby area housing some project staff. It is intended that such
use will continue while still practical or until the building is restored and refurbished for re‐use. As
referred to earlier, some of the smaller masts and the concrete retaining bases of the larger masts
remain.
Neighbouring Sites
DIRFT II

2.3.

The part of DIRFT II known as zone 3 received planning permission in June 2013 for a major
distribution development including an extension of the railway sidings. In order to facilitate the
development, a strip of land amounting to approximately 8.71 hectares falling within the eastern
boundary of the Radio Station site was transferred to the developer. The application site boundary has
therefore been amended to take account of the land formerly comprised in the Radio Station site and
which now forms part of DIRFT II.

2.4.

Associated with this development, on a site comprising some 7.34 hectares of land forming part of the
Rugby Radio Station site located immediately adjacent to DIRFT II Zone 3, a subsequent application for
the use of that land for the formation of three stockpiles for the storage of excavated material was
granted temporary planning permission subject to conditions on 27th November 2013, for a period
expiring on 31st March 2015. (LPA Ref No. R13/1879)
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DIRFT III
2.5.

That part of the Rugby Radio Station site on the east side of the A5 falling within Daventry District
Council’s administrative area is currently the subject of a separate Development Consent Order
application submitted to the National Infrastructure Directorate (part of Planning Inspectorate). The
application is for an extension of existing logistics facilities at DIRFT. It includes the construction of a
new rail link from the existing terminal to a new rail freight terminal together with approximately
731,000sq.m of warehousing and distribution space, utilising an embankment carrying the railway
lines which forms part of the DIRFT II, zone 3 proposals referred to above.

3. The Application
a) Summary of Proposals
3.1. The proposal for a Sustainable Urban Extension (SUE) seeks outline planning with all matters reserved
(layout, scale, appearance and landscaping) except for three access junctions on the A428, two junctions
on the A5 and the link road junctions at Hillmorton Lane and Butlers Leap which are submitted for full
approval. The main components of the development in brief comprise the following:

















Up to 6,200 dwellings including a mix of types and sizes and a proportion of affordable housing.
A District Centre and three Local Centres containing a mix of retail, commercial, community, leisure
and residential uses.
Up to 12,000sq.m retail (A1) including a food store of up to 5,600sq.m to be located in the District
Centre and up to 6,400sq.m of non‐food retail.
Up to 3,500sq.m financial services (A2) and restaurants (A3 – A5).
Up to 3,500sq.m for a hotel (C1) to be located in the District Centre.
Up to 2,900sq.m of community uses (D1) including healthcare facilities
Up to 3,100sq.m of assembly and leisure uses (D2).
31 hectares of commercial and employment space (B1, B2 and B8) comprising up to 106,000sq.m
and including a maximum of 75,000sq.m of B1a‐c (offices, research and development, light
industry), 15,500sq.m of B2 (general industrial) and 15,500sq.m of B8 (storage or distribution).
Three Primary Schools and one Secondary School with the Secondary School and one of the Primary
Schools forming a campus site adjacent to the District Centre and the other two Primary Schools
located within/adjacent to Local Centres.
The retention and re‐use of ‘C’ and ‘A’ Stations.
The retention and re‐use of some agricultural buildings at Normandy Farm and Dollman’s Farm.
Green infrastructure including public open space comprising:
o 135ha of informal open space comprising natural and semi‐natural green space and
including retained areas of ridge and furrow (34ha) and grassland (75ha), woodland
planting, orchards and allotments.
o 24ha of formal open space for purposes of outdoor sport and play.
o together with 3 NEAPS (neighbourhood equipped areas play) and 10 LEAPS (local
o equipped areas of play) and structural landscape planting.
Supporting Infrastructure comprising:
o a link road connecting the development to Butlers Leap.
o access junctions on the A5, the A428, Hillmorton Lane and Butlers Leap.
o internal roads and connections to the surrounding highway, cycleway and pedestrian
network.
o sustainable urban drainage systems including attenuation lakes, ponds and watercourses
including the remodelling of the channel of the Clifton Brook
o utilities including gas, electricity, water, sewerage, telecommunications and diversions
where necessary.
Land remodelling, any necessary demolition and ground works.
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b) Documents Submitted
i.Development Specification
3.2. The development specification defines the proposals for which outline planning permission is sought and
which have been assessed through environmental impact assessment.
3.3. In addition to confirming the description of development and describing the Parameter Plans as referred
to below, it confirms the ‘development fixes’ against which future reserved matters submissions will
comply. These include, amongst other things, the quantum of residential development, the maximum
quantum of floorspace across the range of land uses proposed and the quantum of open space.
ii.Parameter Plans
3.4. Six Parameter Plans form the basis of the outline application to provide a framework for the
development of the SUE and to fix key design elements against which subsequent reserved matters
applications will be submitted. The Parameter Plans have been tested as part of the Environmental
Assessment process and are briefly described below:
Planning Application Boundary
3.5. The plan defines the application site boundary and other land under the applicant’s ownership and
control.
Development Framework Plan
3.6. The plan fixes the distribution of the various types of land uses proposed in the SUE. Proposed areas of
built development comprising residential, employment and mixed use areas are shown and the location
of the District and Local Centres and School sites identified. The primary street network together with
the alignment of the proposed link road beyond the development area, expansive areas of informal and
formal open space and the indicative location of equipped play areas are also shown. The plan also
shows indicative locations for drainage attenuation basins and for a potential primary electrical sub‐
station.
Access and Movement
3.7. The plan identifies the primary vehicular access points on the A5 and the A428 and the proposed link
road junctions at Hillmorton Lane and Butlers Leap. Proposed pedestrian/cycle connections with the
existing link (Locks Lane) between Hillmorton Locks and the A5 and with Crick Road are also shown
together with limited local access to Moors Lane. Movement corridors comprising the proposed link
road, network of primary streets, strategic footpaths and cycleways and other routes with public access
are also shown. Within the main body of the site the link road will be accommodated within the main
primary street network.
Green Infrastructure Plan
3.8. The plan shows how existing elements of the landscape have been retained and incorporated in the
development framework including areas of grassland, ridge and furrow and local wildlife sites. Areas of
informal and formal open space are shown together with proposed blocks of woodland planting. These
elements have influenced a network of green infrastructure and biodiversity corridors which will link
these spaces across the site and also provide areas for walking, cycling and sustainable drainage systems.
Housing Density
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3.9. The maximum density of parcels of land are shown ranging from 25 dwellings per hectare on the
southern slope of Normandy Hill to 65 dwellings per hectare in the denser residential components of the
District, Local and mixed use centres.
Building Heights
3.10. This plan shows the proposed maximum height of buildings above existing ground levels in various areas
of the development. The majority of the development would be up to a maximum of 12.0m (to ridge
level) in height apart from that on the south slope of Normandy Hill which would be up to 9.0m and that
in the District Centre, employment area at the eastern end of the site and at key entrances or
intersections within the site which would be up to 15.0m.
iii.Other Plans for Approval
3.11. Full details of the proposed main vehicular accesses serving the SUE are submitted for approval. These
include the two access junctions on the A5, three junctions on the A428 and the link road junction at
Hillmorton Lane and connection with Butlers Leap/Clifton Road.
A5 junctions
3.12. The two access junctions on the A5 comprise three arm roundabouts with two lanes on each approach
and crossing facilities on the southern arms. Both include 3.0m wide shared footway/cycleways with
1.0m landscaped strips on the south side of the carriageway leading into the site.
3.13. The proposed northern access effectively replaces the existing access serving ‘C’ Station and will provide
direct access to the proposed District Centre and primary street network within the new development.
The southern access junction is a new access which will provide a link to the primary street network
serving land uses in the southern part of the site, including the main employment area. The access
proposals necessitate local widening and the realignment of the A5 to accommodate the roundabouts
the design of which includes the potential for signalisation at a later stage. It is further intended that the
speed limit on the approach to the junctions and between each of the accesses will be reduced from
60mph to 40mph.
A428 junctions
3.14. Two of the junctions on the A428 Crick Road provide access to the main body of the site with the third
providing access to the proposed employment area on the south side of the road.
3.15. The western access comprises a three‐arm signalised junction and includes left and right turning lanes
into and out of the site. A 3.0m wide combined footway/cycleway with 0.5m separation strip is provided
on the north side of Crick Road returning into the site. Pedestrian facilities are included across the
northern arm to cater for east‐west movements along the A428. The junction will provide access to the
primary street network linking directly to the District Centre and other connections through the site. The
works require local widening on the north side of Crick Road. Related works include the provision of a
turning head on Moors Lane in the vicinity of its junction with Crick Road in order to facilitate its closure
to vehicular traffic.
3.16. The eastern junction takes the form of a four arm roundabout and provides access to both the SUE and
part of DIRFT II on the south side of Crick Road. The scheme includes the local realignment of Crick Road
to accommodate the roundabout which also includes a combined footway/cycleway returning into the
site with a proposed Toucan Crossing on Crick Road.
3.17. The third (middle) access is a simple priority junction with a right turn facility to provide access to
development to the south of the A428..
Link Road junctions
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3.18. The junction of the link road with Hillmorton Lane is signalised and designed to provide limited access in
a northerly direction towards Clifton upon Dunsmore. Vehicles travelling in a westerly direction along the
link road would be able to continue ahead only or turn left towards The Kent whilst those travelling in an
easterly direction would be able to continue ahead only towards the SUE. Vehicles travelling south on
Hillmorton Lane will not be able to turn onto the link road in either direction whilst those travelling north
from The Kent will be able to proceed ahead towards Clifton upon Dunsmore or only turn right onto the
link road towards the SUE. The junction design includes a crossing point on the combined
footway/cycleway over Hillmorton Lane.
3.19. The access at Butlers Leap/Clifton Road links into the existing signalised junction which will be modified
to maintain traffic flows in all directions and includes local widening on Clifton Road to provide additional
lanes and turning facilities together with a controlled crossing.
Link Road
3.20. Drawings detailing the horizontal and vertical alignment of the proposed link road between Butlers
Leap/Clifton Road and the development area of the SUE are also included for full approval.
iv.Design and Access Statement
3.21. The Design and Access Statement includes the vision for the development of the SUE which is stated to
be:
“A place that is shaped by its unique context and location. It is recognisable as being ‘of Rugby’ but is a
new distinctive place which embodies the aspirations of a community who value the past and have
ambitions to create a major new extension to Rugby town which fully embodies the highest principles
and standards of sustainable development. Through its creation it ensures that Rugby remains a
successful, vital town fit for the 21st Century.”
3.22. It describes, explains and justifies the proposals for the development of the SUE. It includes an
assessment of the context and analysis of the information that has informed the design process and the
intended character of the proposals. It sets out key urban design principles which underpin the proposed
development framework and provides guidance on the intended form and types of place to be created
through the submission of detailed schemes across the site. These principles establish a level of control
for the subsequent detailed design of reserved matters.
v.Environmental Statement including non‐technical summary
3.23. The Environmental Statement identifies and assesses the impacts of the proposals on the environment
across a range of topic areas and explains how these impacts could be mitigated. It includes a transport
assessment of the impact on the local and strategic highway network and sets out the proposed
mitigation measures. Further information is provided with regard to environmental assessment in
section d) below.
vi.Supporting Statements
3.24. In addition to the Design and Access Statement and the Environmental Statement referred to above, the
application includes a series of supporting statements covering various topic areas which provide further
explanation and justification for the approach to the development of the SUE. A brief description of each
is provided below.
Planning Statement
3.25. The Planning Statement provides an overview of the site and its surroundings and evaluates the
proposals against national and local planning policies, including supplementary planning documents.
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Local Economic Development Strategy
3.26. This document sets out and justifies the employment proposals on the development including the type,
mix and quantity of employment uses with a view to providing a range of employment opportunity
across the site.
Affordable Housing Statement
3.27. This statement considers affordable housing provision on the site to inform the viability assessment of
the proposals and Section 106 negotiations on the level of provision. It includes a review of the Council’s
policies including tenure mix and dwelling sizes, together with consideration of socio‐economic
indicators, waiting lists, the property market and affordability.
Retail Impact Assessment
3.28. The assessment considers the retail implications of the proposed development including the potential
impact on the vitality and viability of Rugby town centre having regard to the types and quantum of retail
floorspace proposed. It is supplemented by a report on District and Local Centres which clarifies their
role, scale and mix of uses included within them.
Green Infrastructure Strategy
3.29. This document comprises an assessment of the value and quality of the existing green infrastructure
assets (defined as open spaces including formal parks, gardens, woodland, green corridors,
footpaths/cycle routes, waterways, street trees, informal and institutional open space, vacant and
derelict land and open countryside) within and around the site. It describes and explains proposals for
the creation of green infrastructure within the site together with the enhancement of existing assets.
3.30. The document includes consideration of green infrastructure standards, national and local policy and
identifies the main environmental features which have influenced the proposed green infrastructure
strategy shown on the related green infrastructure parameters plan. Amongst other things, it particularly
highlights proposals for surface water management, the re‐alignment and enhancement of the Clifton
Brook, woodland planting proposals along the A5 corridor, green infrastructure within streets, the
proposed network of multi‐functional green corridors linking areas of publicly accessible open space,
including a number of circular walks, and opportunities for natural play and educational resources. It also
explains the benefits of green infrastructure ranging from improved health and well‐being to creating a
sense of place and identity and improved environment for residents and wildlife.
Open Space Statement
3.31. This statement explains the approach to the provision of open space having regard to opportunities and
constraints across the site, reviews and summarises policy requirements covering different categories of
open space and describes the proposed open space strategy for the development. It explains that each
key phase of development will include formal and informal open space with a range of publicly accessible
facilities from smaller ‘pocket parks’ incorporating natural play features in green wildlife corridors, to
more formal spaces for sports and play including NEAPS (neighbourhood equipped areas of play) and
LEAPS (local equipped areas of play) and larger areas of informal open space performing a role
equivalent to a country park.
Biodiversity Strategy
3.32. Key elements of the strategy which have informed the evolution and design of proposals for the SUE are
summarised. It explains the approach to identifying and assessing the value of habitats on site and
opportunities for their retention, the creation of new habitats and their management. It considers that
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habitat creation and enhancement will lead to a net gain in biodiversity value which it suggests should be
delivered through a Biodiversity and Ecological Management plan secured by condition.
Outline Conservation Plan
3.33. The Outline Conservation Plan explains the basis for the restoration and re‐use of ‘C’ Station as the focal
point of the development, and of ‘A’ Station, for a variety of community and commercial uses either
temporarily or permanently and how it is intended this will be delivered. It explains the process whereby
following the grant of outline planning permission a detailed scheme supported by a Detailed
Conservation Plan and Business Plan for the refurbishment and re‐use of the listed ‘C’ Station will be
submitted for approval in accordance with conditions. It confirms that the same process will be followed
for ‘A’ Station.
Energy Statement
3.34. The Energy Statement is an assessment of the likely energy demand for the SUE and suggests approaches
to meeting future energy requirements. It describes both micro and major scale technologies available
that could potentially be utilised to meet energy demand but advises that in view of changing legislation,
technology advances and consumer demand in this regard, decisions on actual requirements should be
undertaken at the detailed design stage.
Construction and Operation Waste Management
3.35. This document considers sustainable waste management strategies for both the construction and the
operational stage of development including the nature of current municipal waste collection, the
potential of alternatives such as end of street collection and underground waste storage, and potential
waste management strategies for the SUE. It concludes that with current levels of kerbside recycling
there is limited or no need for small scale ‘bring to’ recycling points in the SUE and that the volume of
waste likely to be generated at the operational stage does not justify building sizeable waste
management facilities. It recommends that the waste strategy adopted should be kept under review
including the detailed design of household waste storage and collection facilities.
Minerals Statement
3.36. This statement comprises an assessment of the nature and quality of potential mineral deposits
underlying the site and the extent to which these may be economically viable for use for purposes off‐
site or on site in connection with the development of the SUE itself. It concludes that there are no
proven or potentially viable mineral resources within the area covered by the SUE.
Delivery Management Statement
3.37. This statement considers the type of site wide delivery management mechanisms available for purposes
of on‐going governance and management of the development which could be implemented on the SUE
by way of condition or Section 106 agreement.
Planning Obligations Statement and Heads of Terms
3.38. This statement briefly outlines preliminary heads of terms of agreement to secure the provision of, or
contributions to various elements of infrastructure.
Statement of Community Engagement
3.39. The statement summarises the approach taken to consultation and engagement with the public and
stakeholders from 2003 through to Design Enquiry held in June 2009. It outlines how the application and
development strategy for the SUE has evolved in response. Reference is also made to a CABE Design
Review held in January 2010 and the response to issues raised in refining the proposals. It also refers to
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an on‐going commitment to consultation and engagement as development progresses and a community
becomes established on the SUE.
vii.Supporting Drawings
3.40. Various supporting drawings as referred to below are also submitted to assist in understanding elements
of the proposed development.
Link Road Landscape Proposals
3.41. This drawing illustrates extensive proposals along the length of the link road corridor to both mitigate
the visual impact of the new highway and maximise opportunities for native woodland planting, food
production in the form of allotments and orchards, and footpath and cycling routes.
Link Road Sections
3.42. The link road sections are designed to assist in understanding the nature and form the link road will take,
together with its relationship with, and impact on its surroundings. A series of drawings show the level of
the link road, including cuttings and embankments along its route, in relation to adjoining land, existing
development (including the relationship with Hillmorton Locks and properties on Avon Street) and the
Oxford Canal. The sections also show proposed acoustic fences, drainage, landscaping and planting.
SUE Site Access Overview
3.43. This is a larger scale drawing identifying and highlighting the proposed vehicular access junctions serving
the development, the link road and relationship with the primary street and footpath network.
Ecological Mitigation Plan
3.44. This plan identifies and illustrates a raft of proposals to both safeguard and enhance biodiversity
including protected species in the context of the proposed green infrastructure strategy and parameters
plan.
Illustrative Master Plan
3.45. In block form this drawing indicates one way in which the site could potentially be developed
emphasising the relationship between built development and the extensive areas of green
infrastructure.
c) Amendments to Proposals
3.46. The application has been amended since the original submission in response to the Council’s request for
additional information following initial consideration of the proposals as referred to in d. below; to take
account of discussions with technical consultees and other interested parties in the interim; to take
account of the DIRFT II planning permission and DIRFT III proposals referred to in section 2 above, and to
take account of updated technical information. All amendments have been subject to further
environmental assessment.
3.47. The formal documentation comprised in the August 2103 additional information submission contains
details of the key revisions to the proposals summarised in an Additional Information, Clarifications and
Amendments Table. In brief, the revisions comprise:


updates to the description of development including reference to all the access junctions included
for approval, reference to any necessary demolition, reference to areas of ridge and furrow to be
retained, and deletion of reference to renewable energy and energy centres
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update to the Development Specification to reflect changes to the description of development and
changes to the Development Framework and other Parameters Plans



update to the planning application boundary plan to reflect the transfer of land to DIRFT II as a
consequence of planning permission being granted to Sainsbury’s on zone 3, and the deletion of the
Vicarage Hill link road access option



updates to the Development Framework Plan including refinement of the alignment of the link
road with the confirmed access location at Butlers Leap, the inclusion of indicative locations for
formal play areas and a potential primary sub‐station, amendments to the disposition of land use in
respect of employment land and residential development on Normandy Hill



updates to the Access and Movement Parameter Plan to include all pedestrian routes within the site
and pedestrian and cycle connection points, confirmation of vehicular access points and inclusion of
the Hillmorton Lane link road junction



update to Density Parameter Plan to reflect changes to the Development Framework Plan



update to the Building Heights Parameter Plan to provide a clearer representation of building height
across the site



update to the Green Infrastructure Plan to reflect changes to the Development Framework Plan and
other Parameter Plans, and to take account of new survey information



updated A428 access drawings and drawings submitted for approval for the two access junctions on
the A5 and for the link road junctions at Butlers Leap and Hillmorton lane



submission of an Environmental Statement Addendum (August 2013) including a new Transport
Assessment



updated Design and Access Statement and Planning Statement reflecting changes to the
Development Framework Plan and other Parameter Plans, changes to planning policy and detailed
comments received



updates to all Supporting Statements to reflect changes to the Parameter Plans, updated technical
information and in response to detailed comments received



addition of an Open Space Supporting Statement to clarify open space provision and respond to
comments received on the green infrastructure network



updates to the Green Infrastructure Strategy to reflect changes to the Development Framework Plan
and other Parameter Plans and detailed comments received



updated Illustrative Master Plan to reflect changes to the Development Framework Plan and other
Parameter Plans and in response to further information requests



updated Ecological Mitigation Plan to reflect changes to the Development Framework Plan and
updated technical information



updated Site Access Overview to reflect changes to the Development Framework Plan and the
detailed access junction drawings



new Link Road landscape sections to illustrate the design and relationship with existing levels
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withdrawal of Sequencing Parameter Plan and Development Parcels Plan in view of a proposed
revised flexible approach to the phasing and delivery of development

d) Environmental Assessment
3.48. The proposed development is of a nature and scale requiring environmental impact assessment (EIA).
The EIA process identifies and analyses the likely significant environmental effects of proposals at both
the construction and operational stages of development. It assists local planning authorities, statutory
and other consultees and other interested parties in their understanding of the impacts arising from
proposed development and identifies measures required to mitigate those impacts.
3.49. At the time the application was submitted in February 2011, the governing regulations were the Town
and Country Planning (Environmental Impact Assessment) Regulations 1999. These have since been
replaced by the EIA Regulations 2011.
3.50. In response to a ‘scoping request’ in 2009, officers agreed with the applicant those matters across a
range of topic areas which it was considered should be the subject of environmental assessment. The
application submitted in February 2011 included an Environmental Statement (the February 2011 ES)
which, for the purposes of assessment assumes that the development of the SUE will be over a period of
20 years, ending in 2033.
3.51. The ES, together with all the other application documentation, was the subject of a period of
consultation and review and analysis by officers. In the light of matters raised in the consultation
process, including those arising from public consultation, together with consideration of the ES and all
the other documents comprised in the application by officers, two formal requests for further
information were issued comprising:


a request made on 22nd December 2011 under Regulation 22 of the EIA Regulations 2011 in
relation to the ES; and



a ‘Further Information Request’ issued on 10th February 2012 under the Town and Country Planning
Act 1990, as amended, relating to the wider application.

3.52. These set out a range of issues which it was considered required clarification, further assessment and the
submission of additional information for further consideration prior to the determination of the
application.
3.53. In response to these requests, an Environmental Assessment Addendum (the 2013 ES) was submitted to
supplement the original 2011 ES, together with other updated documents and drawings. In addition to
the matters raised in the formal requests referred to above, these also take account of, and include
assessment of other changes and updates made to the proposals in the interim. These include minor
changes to the description of development, a number of changes and amendments to the parameters
plans which formed part of the assessment in the 2011 ES, and the impacts arising from the change to
the application site boundary between the SUE and DIRFT II and the refinement of the link road design
including the deletion of land originally comprising a second access option on Vicarage Hill.
3.54. The 2013 ES takes account of changes in the policy context since February 2011 including the adoption
by the Council of the Local Development Framework Core Strategy in June 2011, the National Planning
Policy Framework (NPPF) issued in March 2012 and the revocation of regional planning policy guidance
including the Regional Spatial Strategy for the West Midlands 2008. It identifies the main changes to the
development proposals subject to EIA, includes a review of the additional information required across
the different topic areas to supplement the 2011 ES and provides additional information on potential
cumulative effects arising from the development.
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3.55. The 2013 ES which is read alongside the original 2011 ES has also been the subject of formal consultation
on the outline proposals, as amended. It is for the Local Planning Authority to ensure through the course
of the development of the SUE that the mitigation measures identified are implemented and managed.
3.56. The 2013 ES explains that the proposals include what is described as ‘built in’ mitigation identified during
the evaluation of the proposals as being essential to reduce or remove the potential for significant
environmental effects and that these measures must be considered to form part of the overall scheme
for which outline planning permission is being sought. It clarifies that ‘built in’ mitigation is included in
the assessment of the proposed link road, development in the floodplain, landscaping and community
uses.
3.57. With regard to the link road, the proposals fix the alignment whilst floodplain compensation is provided
to mitigate lost flood storage capacity arising from the construction of the link road embankments which
cross the Clifton Brook floodplain. In addition, a flow control structure is to be incorporated on the
Clifton Brook where it flows through the link road embankment to allow additional flood water to be
stored in order to reduce flood levels to the Oxford Canal and other existing receptors and to
compensate for the loss of floodplain storage in the area of Butlers Leap. Other built in mitigation
includes planting along its route to soften the impact in the landscape and the provision of acoustic
fences and a low noise road surface to reduce potential noise impact.
3.58. Though the built development in the SUE will be located outside the floodplain which is being retained as
formal and informal open space, three of the primary access routes comprising the two connections to
the A5 and the new link road referred to above cross the floodplain. The roads themselves will be
finished at levels to ensure that they will not be subject to flood risk while flood relief culverts and a
larger volume of flood compensation storage is to be provided than is lost to ensure that flood risk is not
increased off site.
3.59. Landscaping includes new native woodland planting which, together with other elements of green
infrastructure including open space, is intended to assist in assimilating the built development into the
landscape.
3.60. With regard to community uses, though it explains that the exact mix will be determined as the
community develops, it confirms that health facilities will be provided as part of the community
floorspace with the precise location to be determined in discussion with the Local Planning Authority and
the NHS and to be secured through a Section 106 agreement.
3.61. Other mitigation proposed in response to EIA is referred to in the topic areas covered in the determining
considerations section later in the report. In addition to the specific mitigation identified, as part of the
wider consideration of the environmental impact of the development, it will be a requirement by way of
condition that a Construction Environmental Management Plan (CEMP) is prepared setting out the
environmental management controls considered necessary to minimise environmental effects during the
course of the development of the SUE.

4. Public Information/Consultation Event (by applicant’s agents)
4.1. In the spring and summer of 2011, Rugby Radio Station Limited Partnership (RRSLP) hosted a public and
information event as part of public and stakeholder engagement linked to the submission of the outline
planning application.
4.2. Three public exhibitions were held at local venues (Clifton upon Dunsmore, Hillmorton and Rugby Town
Centre) supported by a programme of awareness raising/advertising to seek to ensure that the local
community could view the proposals, discuss them with the project team and have the opportunity to
complete feedback forms in order to register any comments/views. All comments / views returned were
provided to both the RRSLP Project Team and Rugby Borough Council.
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4.3. The feedback received identifying the key themes and issues raised by the local community is
summarised briefly and set out below:


























Traffic
Preference for a link road connection at Butlers Leap
Scale and need for development
Protecting canal‐side environment
Putting the link road in first and making sure that road infrastructure precedes development
Protecting wildlife
‘Who stands to benefit’
Front loading infrastructure
Safety on the road and cycle/footpath network providing services for the emergency services
Employment/’where will people work?’
Being ‘part of Rugby’
The site ‘being better suited for a wind farm
Keeping Clifton and Hillmorton as villages
Impacts of DIRFT shift change on Hillmorton / A428
Enthusiasm to see a mix of homes with strong support for affordable housing and ‘starter homes’
Light, noise, air quality and vibrations
Reduction in property values
Embracing history and heritage of the site
Managing water on the site
Potential for a ‘halt’ style railway station
Support for energy efficiency and renewables
Improving cycle paths and connections
Investment into Rugby Town Centre
Naming the site
Other: Space for the air ambulance to land/provide a crematorium facility on the site/facilities for
the church/faith communities to worship/provide country park

5. Consultations on Application/Representations
5.1. Two full rounds of consultations with the public, third parties and technical consultees were carried out
on the application: A) at the initial consultation stage and B) following the receipt of the ‘Additional
Information Submission’. Details and responses are summarised and set out below:

A) Initial Consultation process – April 2011
(Councillors / Parish Councils / Local Residents / Third Parties / Neighboring Councils & Parish
Councils)
On Thursday 21st April 2011, after submission of the application and following validation, an initial
round of public consultation/notification was undertaken for a period of 6 weeks expiring on 9th June
2011. This included inserting a Notice in the local press (Rugby Review), displaying some 51no. site
notices around the site and in prominent locations on the approaches and to and within Clifton upon
Dunsmore and the Hillmorton and Lower Hillmorton areas. In addition, 306 individual neighbor
notification letters were delivered to properties adjacent to or within the vicinity of the application
site.
The Ward Councillor and Councillors of the neighbouring Wards were notified, together with Clifton
upon Dunsmore Parish Council, Newton & Biggin Parish Council within the Borough and neighboring
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Parish Councils of Crick, Kilsby, Lilbourne, Yelvertoft and Barby. Adjoining County Councils
Leicestershire and Northamptonshire were also notified together with Daventry District Council and
Harborough District Council.
On 3rd May 2011, following receipt of an additional drawing indicating particular sections through the
link road at the proposed roundabout junction option with Rugby Road, an update letter was sent out
to 102 no. properties in Clifton upon Dunsmore and additional updated site notices were posted.
Subsequently, early inspection of the application and accompanying Environmental Statement
revealed that certain information was either missing from the documents or required substitution to
address errors in the text. As a consequence, on receipt of the corrected documentation it was
considered appropriate that all parties previously consulted should be advised of this. Further
notification letters were sent out on 16th June 2011 and revised site notices were posted and an
updated notice placed in the press. The end date for receiving representations was extended to 7th July
2011.
A summary of the representations received in response to the initial consultation process are set out
below:‐

Councillors:
Cllr. Hunt
 paramics modelling flawed
 increased “rat‐running” through Clifton‐upon‐Dunsmore and along Newton Manor Lane
 link road should be constructed in its entirety through to Butlers Leap in the first phase and
before any development on the site is occupied
 proposal to construct link road as far as Hillmorton Lane in phase 1 will result in increased traffic
through Clifton
 restrictions on turning movements at the junction of the link road with Hillmorton Lane should be
enforced by condition to minimise traffic impact on Clifton and junction should include
satisfactory pedestrian/cycle crossing points
 junction of link road with Rugby Road/Vicarage Hill would exacerbate existing highway problems
on the stretch of road between the disused railway bridge and canal bridge on Rugby Road; will
also require considerable works to the bridge over the Oxford Canal
 link road junction should be opposite Butlers Leap (most direct route and does not impact directly
on homes) with crossings for pedestrians
 should be no improvements to the Lilbourne Road and Harborough Road junctions with the A5
that will encourage traffic to rat‐run through Clifton and all existing and additional traffic should
be encouraged to use the new roads through the development
 should be no access from the site to the A5 until the link road is built in its entirety and fully open
to Butlers Leap otherwise traffic will travel to the Lilbourne Road junction and through Clifton
 traffic calming should be provided on Hillmorton Lane, Lilbourne Road, South Road, Newton Road
and Rugby Road to encourage drivers to use the new link road rather than travelling through
Clifton
 no additional traffic should be allowed to travel through Clifton and effective calming measures
installed to prevent rat running – inadequacy of roads in the village centre (junction near the
Church gets badly congested and both Lilbourne Road and Church Street are narrow roads with
cars parked along both sides)
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crossing point near school in Clifton extremely dangerous (traffic from 5 directions) – an effective
crossing should be provided to stop traffic and allow pedestrians to cross in safety
DIRFT III will add considerable volumes of traffic to the surrounding road network and should
bear its share of the costs associated with highways and other improvements
bridle road from Hillmorton Locks to A5 should be protected to prevent all vehicular movements,
including motorcycles, to create a safe, pleasant environment for walkers, cyclists and horse
riders

Cllr. New / Cllr. Dodd
 junction of Hillmorton Road and Ashlawn Road should be improved to provide signalised junction
with controlled crossings
 pedestrian crossing should be provided at the entrance to the GEC sports field on Hillmorton
Road
 Totally opposed to housing development on canal corridor. This area should be retained as a
wildlife corridor and community amenity.
 Warwickshire Wildlife Trust should be allowed access to the site for an independent wildlife
survey to be carried out before any preparation of the site or building works commences.
 Initial reassurances of providing renewable energy on this site (e.g. wind turbines) have
disappeared. Questions sustainability elements of this ‘Sustainable Urban Extension’.
Cllr Sandison
 Applicant / Developer should consider giving permission for a wildlife audit to be carried out on
the site by an organization nominated by Natural England or the ecology unit of Warwickshire
County Council.
 Developer should consider funding biodiversity studies on land abutting the development site.
Linnell Road Nature Reserve and the Great Central Walk which are interconnected – would assist
any rescue and relocation package of flora and fauna / help Council to develop management
action plans and identify local wildlife sites of local scientific interest.
 Seek a contribution towards funding an on‐going biodiversity action plan for the east of Rugby. –
would benefit the community and the conservation and enhancement of important wildlife
corridors in this area.
Cllr. Edwards
 impact of additional traffic on the road network particularly at the Butlers Leap end of the link
road and impact on Boughton Road

Parish Councils:
Clifton upon Dunsmore Parish Council
Totally opposed to the scheme:
 Not suitable for a housing development
 Would have severe negative environmental impact on Clifton upon Dunsmore and its surrounding
area
 Link road junction (Option B) is not an acceptable option to Clifton Parish Council / adverse
impact on local residents’ amenity / add to existing dangerous traffic problems / increase traffic
hazards for vehicles and pedestrians / increase noise pollution and air quality in the immediate
vicinity.
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Link road should not be constructed in phases which would exacerbate ‘rat –running problems
through Clifton
Increased traffic from DIRFT III and the BT site makes it imperative that the whole link road should
be constructed early . Roads serving Clifton are totally inadequate to deal with large increases in
traffic volume
Existing road junctions on the A5 are currently substandard and an increase in traffic flow would
increase danger. Also insufficient data regarding traffic from DIRFT III.
Current problems in the village require traffic calming measures to be undertaken nowwithin the
village and on approach roads to reduce traffic speeds
St Thomas Cross junction is currently dangerous and in need of improvements to make it safer for
vehicles and pedestrians.
Concerns re potential increase in flood risk across the site / proper assessment is required
Doubt whether the development will in fact help regenerate Rugby given the type of employment
that would be available locally
Additional retail could potentially have adverse impact on town centre.
More suitable use should be considered for the BT site.

Newton and Biggin Parish Council
Comments:
 Prefer option A link road junction with Butlers Leap
 This site , DIRFT and Gateway will increase traffic flow through St Thomas Cross junction and the
A5 junctions to Catthorpe and to Newton Lane
 Needs to be junction improvements at St Thomas Cross (traffic lights or roundabout) with
improved signage. Junction is already confusing for highway users.

Neighbours: (175 letters includes emails) – comments, concerns and objections
Principle of Development / Need
 Land is effectively agricultural and should not be changed.
 Land not appropriate for commercial development / will create a satellite town.
 This development is a disaster waiting to happen
 No need for such a large number of houses / town can’t offer employment for the residents / the
proposed employment areas together with DIRFT will only provide for a small proportion of the
expected number of residents.
 Site obviously regarded to be of national rather than local importance / would provide housing at
an affordable rate for London district commuters
 Understand Government directive to build houses to meet imposed targets has been rescinded,
therefore no need to build on the Rugby Radio Station site which should be made into wildlife
habitat and a nature reserve.
 Won’t be able to fill all the houses – will just end up as social housing.
 Site more akin to a ‘greenfield’ site than its designation as a ‘brownfield’ land.
 Plenty of plans for proposed housing development elsewhere in the Borough i.e. Leicester Road
sites. Masts site should be reviewed and be subject of re‐consultation seeking views on what the
public want.
 Plan for 6200 dwellings is over ambitious, should be more modest development.
 Unfair to existing residents to allocate such a large proportion (some 50%) of the housing needed
in Warwickshire on the Masts site.
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No provision for a rail link in the scheme as required by the Core Strategy, thereby placing more
reliance on the car.
Does not constitute an extension to Rugby but will create a satellite community.
Large development will increase risk of flooding
Query whether applicants can successfully deliver a ‘Master Planned Community’.
Site should be used as a wind farm.
Towns should grow organically. This large development appears to have been conceived in a
bubble without proper consideration of the impact on the surrounding area.
Conflicts with 2004 Clifton upon Dunsmore Parish Plan and associated Village Design Statement.
Need to rethink and consult further on what’s best for this site given the West Midlands Assembly
and the Regional Spatial Strategy have been abolished.

Highways Related
 Increase in traffic through the villages of Clifton‐upon Dunsmore and Newton
 measures should be put in place to prevent traffic using Clifton village and Newton Manor Lane as
a route to the M6
 particularly along the A428 corridor and Lilbourne Road
 should be compensatory measures to mitigate impact of increased traffic along A428 and other
routes, including in the vicinity of Paddox shops
 link road to Butlers Leap will egress onto poor quality “B” roads – significant financial contribution
required towards upgrading such routes and are no mitigation measures to alleviate such
problems
 Butlers Leap, Clifton Road and Boughton Road incapable of accommodating increase
 Hillmorton Road will need improvements to maintain traffic flow
 putting more traffic onto Mill Road unworkable particularly in view of the single carriageway
beneath the railway
 Clifton Road towards the town centre and Vicarage Hill towards Clifton village are too narrow to
cope with additional traffic from the link road
 impact on Vicarage Hill – difficulty of accessing properties and accident record; a particular
problem for traffic in winter with snow and ice; railway and canal bridges unsuitable to carry
additional traffic and will need reconstruction
 could lead to extensive delays to traffic trying to get in and out of Newall Close and Avon Street;
increased traffic will have a detrimental impact on vehicles coming out of/going into Avon Street
due to lack of visibility
 effect on turning in and out of Lennon Close; should be roundabout at Lennon Close
junction/traffic control at Royal Oak PH
 detrimental effect on Sports Centre roundabout (Whitehall Road/Hillmorton Road)
 detrimental impact on junctions where no mitigation proposed
 should be traffic calming on A428 and roads linking to A428
 insufficient consideration of the likely effects of the junction between the link road and
Hillmorton Lane – routes to Clifton and lower Hillmorton Road via The Kent unsuitable for large
volumes of traffic – buses cannot pass under the railway bridge to The Kent and route impassable
during inclement weather ; link road feeding traffic along Hillmorton Lane through The Kent onto
Lower Hillmorton Road unsatisfactory; not suited to the amount of traffic and the point where
The Kent meets Lower Hillmorton Road already dangerous without additional traffic
 junction of link road with Hillmorton Lane should not allow access through to Clifton‐upon‐
Dunsmore
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Alternative junction proposals (Butlers Leap/Rugby Road)
 junction of link road with Butlers Leap unsatisfactory
 junction of link road with Rugby Road/Vicarage Hill unsatisfactory
 during peak periods traffic queuing down Vicarage Hill to Butlers Leap can be backed up to a
point beyond the proposed roundabout location
 Butlers Leap junction preferred option
Link Road
 should be completed in full before any of the development is occupied
 should not have junction with Hillmorton Lane
 should be deleted from the proposals with vehicular access solely from the A428 and A5
Parking
 additional demand will exacerbate problems of lack of parking in the town centre
 need for adequate levels of parking provision
 is no adequate parking for The Locks Conservation Area
 impact of existing on‐street parking on Vicarage Hill on traffic flow
 proposed replacement parking for residents on Vicarage Hill unsatisfactory
Safety on highway and cycle/footpath network
 will result in increased risk of accidents
 safety of pedestrians
 roundabout on Rugby Road/Vicarage Hill will cause problems for pedestrians and particularly
children walking to/from the school in the village (Clifton‐upon‐Dunsmore)
 need for traffic calming measures in Newton Village
 traffic calming should be a priority for Clifton‐upon‐Dunsmore and Hillmorton with traffic lights to
slow traffic in Clifton
 side roads in Clifton such as South Road will need traffic calming and/or lower speed limits
 detrimental effect on Ashlawn School
 should be no construction traffic through Clifton‐upon‐Dunsmore and along Lilbourne Road
 speed limit on Lilbourne Road should be reduced together with the introduction of traffic calming
 construction/works related traffic should not be allowed to use High Street and Crick Road,
Hillmorton
 increased danger/risk of accidents at the Catthorpe interchange
 pedestrian crossing should be provided at the entrance to the GEC Recreation Ground on
Hillmorton Road
 should be footpath or cycle track leading back into Hillmorton to meet the A428 as it passes
under the railway bridge
 should be S106 contributions for highway safety improvements in Hillmorton
Public Transport
 high quality internal public transport network should be provided and between the site and the
town and DIRFT III – should promote walking and cycling including access to public transport
nodes – should also consider integrated, demand responsive internal public transport network
possibly in form of personal rapid transit or combination of this and group rapid transit with the
potential to use the existing railway corridor and link close to the town centre
 lack of good quality bus facilities in town centre and elsewhere need to be addressed if any kind
of bus service is to make a difference to transport patterns – possibly a trolleybus link between
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the site and town centre with extensions to other key destinations with provision of proper
terminal facility in the town centre
use of Moors Lane by buses; existing bridge between Lower Street and The Moors has height
restriction; egress onto A428 difficult for buses to negotiate
transport plan poor; new train station or tramway better than bus to meet transport need

Other highway/transport related
 should consider more radical approach on how site is to be accessed
 more consideration should be given to the future of the town and surrounding area as a whole in
terms of traffic generation and traffic management (i.e. take account of other proposed major
developments and particular problems at the Catthorpe interchange – provide a ring road, park
and ride system and more parking in the town centre)
 should be a southern relief road linking the A45 at Dunchurch to the A5 and M1 as part of this
development completed prior to the commencement of development
 number of accesses onto the A5 inadequate
 consideration should be given to a further junction along the A5 and deleting one of those onto
the A428
 existing road junctions with the A5 need improvement
 transport infrastructure should be built prior to any development on the site
 track from The Locks to the A5 is not just a footpath/bridleway but an unclassified County road
available for use by all vehicles
 access to The Locks along the unclassified County road should be maintained and bridged by the
new road so that it cannot be accessed by casual users
 residents of Hillmorton Locks must be protected against the existing through road being used as
an access/egress to the site
 need for good access between the new housing and St. John’s Parish Church i.e. provision of
vehicular access by means of a “managed vehicular access” for special and emergency use and
the provision of parking spaces to the north on the edge of the Hillmorton locks Conservation
Area
 unclear how parcel 17 (Normandy Hill) is to be accessed by vehicular traffic
 restrictions on vehicular traffic using Moors Lane unclear
 slip roads needed to encourage greater use of M45
 transport modelling should consider impact of both the SUE and DIRFT III
Impact on Character and Appearance of Locality
 Profound impact on the rural landscape
 Stark change from residential to employment with no green corridors to maintain the character.
 Out of scale for town of Rugby
 Affect character of this side of Rugby and a number of adjacent villages.
 Will effectively enclose Clifton village between new development and Rugby
 Visual scar on the landscape
 Adverse impact on the character of the canal corridor.
 Exploitation of the canal environment for commercial interest/gain.
 Concerns about the impact of link road on existing bridleway between The Locks and A5, on
Hillmorton Lane and the footpath between Hillmorton Lane and Clifton.
 A 40ft viaduct over the canal will destroy a beautiful peaceful area.
 Site should be retained as open space which is becoming short in the Midl;and area.
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Camel corridor provides a unique asset, particularly for walkers and cyclists and acts as a green
wedge between Lower Hillmorton and the proposed new housing on the Radio Station. Housing
on the south west side of Normandy Hill should be resisted.
Beautiful walks towards Rugby and along the canal towpath from Clifton will be seriously
inhibited by the new road.
Strategic planting should be in place prior to development, particularly within the link road
corridor to protect the canal environment.
Housing should not be built on Normandy Hill or anywhere in sight of the canal to retain
uninterrupted views of farmland from the canal corridor.
Environment around Normandy Farm will be adversely affected. This area of proposed
development should be deleted from the scheme.
Canal corridor area should be retained for public access and biodiversity – valuable asset for both
existing and future residents.
High quality design is required for any development fronting the canal to contribute to the quality
of the canal environment including mooring arrangements – otherwise development should be
set well away from the canal.
Attractive valley area between Avon Street and the Golf Club will be ruined.
No amount of tree planting will adequately mitigate the adverse impact of the link road on the
visual amenities and peace and tranquility of the canal corridor.
Local Centre 3 will adversely impact on the rural character of Moors Lane next to the A428.
Development will ruin the canal corridor and impact on a much needed area for tourism.
Existing orchard area adjacent to ‘Warley’ should be protected.
Only low rise/low density housing should be built in the vicinity of the canal.

Visual Impact
 Will adversely affect the outlook from properties overlooking the new link road/roundabout
(Option B)
 Will destroy the area around Moors Bridge, the canal environment and wildlife corridor.
 Lack of information in the assessment of landscape and visual impact particularly re proposed
route options.
 Both link road options will have overbearing impact on visual amenity of residents of Avon Street.
Environmental Statement is not clear on this.
 The Environmental Impact Assessment cannot be relied upon as there is insufficient information
to fully understand potential landscape and visual impact of link road. Clarification of mitigation
measures needed. Advance planting should be undertaken prior to development.
Pollution
 Increased use of A428 Crick Road by construction traffic and traffic serving/associated with
existing and proposed commercial development will cause noise and disruption.
 Entire areas will suffer substantial noise, congestion and pollution for a long period of time.
 Will cause problems of light pollution and cast a nighttime glow over what is currently a tranquil
rural area adding to the huge amount of light pollution from the new Tesco warehouse at DIRFT.
 Will create a lot of noise pollution.
 Will intensify traffic noise and increase vibration from growth in number of 30/40 ton lorries
using the A5 to and from Butlers Leap.
 Option B roundabout – noise, dust and fuel driven air pollution will increase adversely impacting
on nearby dwellings, in particular Newall Close.
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Will contribute negatively to CO2 levels and will increase pollution levels in the srea due to house
emissions and increased car use.
Additional pollution within Clifton village as a result of increased traffic – adverse impact on air
quality and increased noise.
Site will produce large amount of light pollution due to topography.
No detailed assessment of noise and air quality impact on properties in Avon Street – any
proposed mitigation measures are unclear.
Should seize the opportunity to build a low impact, carbon neutral eco town with zero emissions,
enviable green credentials and emphasis on outstanding cutting edge design.

Employment
 Unlikely to provide the type of employment opportunities that will bring prosperity to Rugby. Nor
will it attract better shops into the Town Centre. High spec’ jobs are needed which create
affluence which in turn is reflected in the housing stock and type of shops attracted into the
town. Will create the wrong socio‐economic mix.
Heritage
 Significant impact on character and appearance of The Locks Conservation Area.
 Lack of public facilities at The Locks t cope with additional people that will be attracted to the
canalside.
 Pleased to see proposed retention of ‘C’ Station to serve as an important central feature of the
site.
 Hillmorton Locks area will no longer be an appreciated part of the town – but will become run
down and dirty akin to inner city canal environments.
 Local historians consider the site could have been the place where the Ancient Britons under the
leadership of Boudicca made their last stand. An archaeological dig should be undertaken to
establish if related evidence exists.
 Large area of the site is ridge and furrow and forms one of the largest contiguous areas of this
type of landform within the County and possibly the Midlands region. Proposals are contrary to
policies which aim to protect our historical heritage.
 Impact on setting of Dunsmore House (Grade II Listed building) and surrounding landscape.
 Should provide for upgrading and maintenance of the Hillmorton Locks Conservation Area and St
Johns Church ( Grade II Listed Building)
 Consideration should be given to providing improved ‘managed vehicular access’ and pedestrian
access to St Johns Church on the northern edge of the Hillmorton Locks Conservation Area.
Ecology / Wildlife
 Detrimental effect on wildlife.
 Old railway bridge (Option B Link Rd) provides habitat for bats which are protected species.
 Agricultural land will be lost which at present creates a valuable wildlife corridor which would
suffer severe destruction.
 Organically farmed land and wildlife asset would be lost due to link road.
 Insufficient buffer between the north‐east of the Hillmorton Locks Conservation Area and the
proposed housing adjoining the unclassified County roadway linking The Locks to the A5. Will
adversely impact on existing hedgerows which serve as a wildlife corridor.
 No account seems to have been taken of the impact on endangered species or wildlife protection
on the site.
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One of the last places in Warwickshire where curlew breed, it has a range of unimproved
grasslands, two local wildlife sites and a number of protected species including great crested
newts and a range of bats.
Relief road will spoil beautiful area with constant noise and disturbance to wildlife – will cause
area to rundown and become another urban canal with rubbish and dirt gathering.
Will devastate one of the few beauty and nature areas in Warwickshire. Buzzards have been
spotted for the first time in 40years displaying and hunting in this area. Large scale construction
will destroy their habitat
Land includes wide ares of grassland and marshes providing habitat for a wide range of animals.
Significant areas should be retained and coverted to recreational space. Current allowance for
recreational space is inadequate.
Would particularly erode the natural environment on the northern side of the canal which is
unspoilt and provides valuable wildlife habitat(water voles, lapwings, reed buntings, yellow
hammers). Inadequate survey should be undertaken to assess the environmental impact and
current proposals put on hold.
Improvements to Clifton Brook should ensure there is no change in water levels to ‘Allan’s Wet
Meadow’SP531748 adjacent to the site boundary which is of high ecological value.
Proper management needed to maintain retained grasslands of Normandy Hill.

Other
 Query whether Health Centre proposed will be adequate to serve the residents given that St
Cross hospital has been losing services over recent years.
 Masts site, coupled with other large housing developments in the Rugby Borough area will
swamp our hospital services in times of diminishing resources.
 Query level of policing proposed
 Concerns that development will serve as an ‘overspill’ site for persons employed elsewhere.
 No explanation with regard to level of policing, fire and rescue services
 Unlikely to attract additional retail to the town centre. Residents would shop elsewhere – Milton
Keynes etc.
 Will ruin the countryside and spread Rugby further and further like a rash.
 BT should use profits to improve existing poor broadband service to local villages – particularly
Kilsby.
 The roundabout (Option B) will increase risks for the health and wellbeing of walkers and cyclists.
 Schools, public open space and shops should be built out first before building the houses.
 Queries regarding the management arrangements of the land not to be developed – should be
managed properly in terms of wildlife habitat conservation.
 Adverse impact on the shopping in Town Centre.
 Limited advantage for creating additional jobs for Rugby – people will e attracted in from other
towns along the M1/M6 & A14 corridor.
 Phasing of development should be reconsidered to develop out the northern area first to ensure
link road is delivered early
 Will affect the quality of life for residents of Clifton upon Dunsmore and surrounding villages
 Too far remove from Rugby, will not be part of the town, people at this site will shop elsewhere.
 It will be a development isolated from Rugby and will be a town on its own.
 Not enough work/employment in the area to support the number of houses proposed – will
cause additional commuting with associated adverse impacts on the environment.
 Added security risk to properties backing on to new roundabout.(Option B)
 Query whether number of schools proposed is sufficient
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Query impact on public services .e.g. Police, Fire, Health Service.
Link Road access/junction options blighting local properties until resolved.
Queries whether employment opportunities will be provided for the estimated growth in
population – not stated type of employment (skilled or unskilled) proposed.
Emergency access to The Locks via the unclassified County road from the A5 should be
maintained.
Should invest in middle of Rugby first rather than create ea new town.
Option B roundabout will cut off Vicarage Hill from the rest of the village severing these residents
from the rest of the village.
Local schools difficult to get into now. The link road, schools and medical facilities should be
provided at the start.
BT site should be considered for a wind farm to provide sustainable energy for the town.
Rugby Centre is lacking car parking to cater for residents from this development when visiting
town by car.
Appears to be a ‘mini‐Milton Keynes’ could suck the life out of the town centre.
Facilities at St Cross hospital will not be able to cope with the influx of additional population.
No retail supermarket adjacent to the site. Households will be forced to travel to the opposite
side of Rugby for Groceries.
Option B roundabout will fragment Clifton and erode its village feel. Proper schools, medical
facilities and dentistry services should be provided to serve the development.
Consultation period for making comments not long enough.
Project not being proposed for the good of the area but for the applicants to accrue profit from
land they no longer require.
Should be developed out for the benefit of Rugby as a whole and in such a way as to minimize
adverse effects.
Potential for sustainability should be maximized to include solar power, water recycling, wind
power and wildlife friendly green spaces. Include communal spaces to foster real community
spirit.
Environmental Statement not clear on mitigation measures associated with each of the two link
road options.
Development, if approved, will need to be tightly controlled through conditions and Section 106
Agreement with particular regard to highway safety improvements, signage, traffic control and
highway works.
Consideration should be given to providing a southern relief road.
More appropriate use of the land would be to create country or garden park suitable for all Rugby
people to enjoy and to attract people from outside the town.
Doubts expressed over adequacy of water supply to serve such a large development and resultant
increase in population.
The proposed development should include scope to develop facilities for ‘faith communities’.
Discussions on conditions and planning obligations should have this in mind.
Application as submitted makes no reference to needs of churches and other faith groups to
provide for workshops and the wide range of social and community activity that they provide.
Church school provision should be added to Heads of Terms for planning obligations.
Affordable Housing should be a high priority.
Provision for a wide range of community facilities needs to be included.
Welcome the establishment of a ‘Liaison Group’ with representatives from voluntary sector and
churches, Parish Councils and local residents being included.
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Plan for this development and the Rugby Core Strategy have been developed in parallel.
Therefore questionable whether Rugby Borough Council can be impartial in determining the
planning application.
Public consultation has been in effective and not robust. Further consultation with the public
should take place before the application is determined. Initial consultation period not long
enough – should be extended to six months and include displays in the library.
Loss of privacy to properties in Avon Street and top of Vicarage Hill from slow moving traffic on
link road.
Will increase crime and trespass. Cause opportunity for undesirable characters to find themselves
in a relatively affluent area such as Clifton.
Strict controls needed on construction traffic routing.
Land not suitable for housing – very wet/high water table. Development would result in flooding
downstream.
Site should be used for low density/low rise housing.
Consideration should be given to provision of an Interpretation Centre as part of a country park
based on the canal corridor, located near to Moors Bridge below Normandy Hill.
Link Road alignment needs adjusting to improve relationship with canal corridor and appropriate
landscaping/planting carried out (e.g. creating species rich grassland on cutting faces)
Safety of existing electrical transmission/relay mast at Normandy Hill needs to be considered.
Vehicles should be prevented from using Moors Lane & unlikely to be appropriate for use by
buses.
Development is likely to have a large proportion of social housing managed by Housing
Associations where the Local Authority will have little control – such development could attract
trouble / antisocial behaviour.
Loss of light, loss of privacy to existing properties on Crick road ( Warley / Crown Point)
Retail development should be at a level to serve the development. larger scale retail would
threaten Town Centre and Hillmorton shops.
Extent of proposed retail is too much. Floor space controls are needed to ensure control. A
superstore would threaten the smaller retailers in the local centres ‐ result in them becoming just
hot food takeaways and betting shops.

Third Parties:
Sustainable Rugby
 Independent analysis and review of the existing ecology study must be carried out by a body such
as Warwickshire Wildlife Trust and site survey carried out aimed to avoid destruction of wildlife,
their habitats and removal of trees and hedgerows.
 Although a ‘brownfield site’ ‐ it is very green and extremely significant in terms of biodiversity.
 Understand there are bats, curlew, grass snakes and great crested newts thriving along the canal
corridor and the ‘unimproved’ grassland where the mast towers were located.
 Emphasis should be on saving wildlife habitats (existing ponds/rush pasture/semi‐improved
grassland/watercourses), whilst adding to the variety of accessible green spaces in the borough.
 Need to retain urban wildlife corridors which link to wider countryside, backed by management
action plans to support wildlife as endorsed by the Council’s Open Space and Biodiversity Task
Group in identifying Sustainable Urban Extensions‐proposed development in the canal corridor
contrary to this.
 Strongly opposed to development of land that abuts the canal corridor. Canal corridor is highly
valued by local community, canal users and visitors for its significant natural beauty, visual
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amenity and tranquility. Will have detrimental effect on locally rare and important wildlife and
their habitats.
Adverse impact upon public accessibility to canal side moorings, canal side economy and tourism.
Existing local nature reserves in the vicinity of the site should be used to facilitate habitat/wildlife
rescue and restoration package – followed up with developer funded on‐going management plan
for off‐site habitat.
Stresses benefits of natural environment to society and economic value it adds. (cites UK Natural
Ecosystem Assessment (NEA) Report)
Provides potential opportunity for assessing existing habitats along Clifton Brook to Winfield
Cemetery.
canal corridor from Hillmorton Lane to Butlers Leap (opposite canal bank to development) should
form a properly constructed “green” cycle route
should be better plans for a network of high quality green routes for cycles within the site that
supports a network of additional cycle routes around the town
should be a dedicated public transport route between the site, the railway station and the town
together with a residential transport plan to provide a real alternative to the private car and
which should encourage restriction of provision for on‐street parking other than for recharging
bays for electric vehicles
should be a sustainable transport and travel plan which promotes alternatives to the private car
and supports healthy lifestyles
link road to Butlers Leap will egress onto poor quality “B” roads – a significant financial
contribution is required towards upgrading routes and are no mitigation measures to alleviate
such problems
insufficient consideration of the likely effects of the junction between the link road and
Hillmorton Lane – routes to Clifton and Lower Hillmorton Road via The Kent unsuitable for large
volumes of traffic – buses cannot pass under the railway bridge to The Kent
should be a more fundamental review of transport and highway links throughout the area
should be restrictions to deter larger vehicles, with the exception of buses, using residential
routes through the development
Serious concerns regarding air quality at existing high density locations and related adverse
impacts on the elderly and young children prone to respiratory illnesses.
Mitigation proposals must be accompanied by an independent air quality analysis to make an
accurate assessment of potential health concerns.
Consideration should be given to efficient housing layout, design and density to achieve off‐street
parking, 40% levels of affordability, achieve high quality design, encourage energy saving
enhancements and provide opportunity for effective recycling to encourage waste reduction.
Use local skills for a low carbon and resource efficient economy should be encouraged.
Appears to be no firm commitment to provide locally produced de‐centralised energy sources.
Land should be provided for sustainable energy provision e.g. wind farm to be established before
residential dwellings become the dominant feature in the settlement.

Rugby Friends of the Earth
 Site extremely significant in terms of biodiversity – should aim to minimise destruction of Rugby’s
wildlife habitats and trees – need to be urban wildlife corridors and management action plans to
support and promote protection of wildlife, preserve high grade agricultural land and link to
County wide countryside corridors.
 Existing habitats should be enhanced and extended adding to the variety of accessible open
spaces in the Borough.
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Strongly opposed to development along the canal corridor – adverse impact on its significant
natural beauty, visual amenity and tranquility and on biodiversity. ( cites NEA report, emphasizes
benefits of natural environment to society)
Recommends tree planting for passive shading and improvements to air quality
Biodiversity survey data out of date, poor and inadequate. Independent analysis and review of
the ecology study should be undertaken by recognized body (e.g. Warwickshire Wildlife Trust).
Access to be allowed for their own biodiversity surveys including study of loss of ecologically
recognised farmland.
Emphasis should be on developing local skills to successfully manage the transition to a low‐
carbon and resource efficient economy.
Essential services (schools shops, medical centres etc.) should be provided early.
Independent liaison group should be established drawn from a wide range of community groups
across the Borough funded to meet regularly to contribute to the detailed planning with new
residents being invited to join.
Development should not allow creation of exclusive gated areas isolated from the main body of
the development that contribute little to the community. Should be universal access to health,
faith, recreational and safeguarding facilities.
Strongly opposed to develop parts of the canal corridor for the exclusive use of a limited number
of residents and restricting public access.
Opportunities should be explored to foster a variety of competitive and sustainable local
businesses that support community sustainability and deliver a wide range of cost effective
employment for residents, particularly the youth within the community.
A variety of well‐designed suitable green spaces should be provided which incorporate varied
opportunities for sports and games.
Cycle routes should be properly constructed/all weather and not detract from the green spaces to
which they link.
lack of high level sustainable transport – should be guided bus or other dedicated public transport
route between the site, railway station and town together with a residential transport plan to
promote alternatives to dependence on the private car and including improved bus access, the
use of modern information systems, initiatives to encourage residents to adopt alternative modes
of transport and joined up cycle access – together this should enable a restriction on the
provision of on‐street parking other than recharging bays for electric visitors ‘vehicles and service
vehicles
should be green travel plan and better plans for pedestrian access and a network of cycle routes,
particularly through the canal corridor, including reducing the severance effect of the A5 cutting
through the combined SUE and DIRFT sites
strongly oppose construction of the link road before full study of motorway junctions and traffic
developments in the locality
link road to Butlers Leap will put stress on poor quality “B” roads – a significant financial
contribution is required for upgrading the routes and there should be traffic calming in Clifton –
consideration should be given to not providing only a single link for all modes of transport
construction of new roads and interchanges relative to the phasing of construction unclear
junction at Vicarage Hill does least to encourage a link between the site and town centre whilst
causing considerable environmental damage to the area of land along the former railway track
insufficient consideration of the likely effect of the junction between the link road and Hillmorton
Lane – routes to Clifton and Lower Hillmorton Road via The Kent unsuitable for large volumes of
traffic without improvement – buses cannot pass under the railway bridge to The Kent
what plans for a train station nearer the site
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should be a public transport solution – new station on Northampton Loop unlikely to be as
practical as a guided bus or super tram but better to have all of these instead of the link road ‐ if
the link road goes ahead consideration should be given to operating it as a modern‐day toll road
as part of a “congestion charge” scheme for the site as a whole
should be restrictions to deter larger vehicles, with the exception of public transport and
emergency vehicles using residential routes through the site
detailed design should consider pedestrian/cycling priority, traffic calming measures and car‐
sharing schemes
no cohesion between existing and proposed traffic infrastructure/adverse effect on neighbouring
rural areas and should be fundamental review of transport and highway links and their safety
throughout the area
There should be better provision for allotments. Plans for a sustainable urban farm are welcome.
Opportunities to sell produce locally should be provided.
Query how under surface copper wire network is to be disposed of.
Developer should be committed to sourcing construction materials/resources locally where
possible.
Little evidence of plans for the prioritisation of waste reduction and recycling – recommend
priority re‐cycling within the community. Building designs and layouts should provide for
maximizing community re‐usage ‐ grey water use, composting and recycling rates.
DIRFT might be good place to locate mechanical biological treatment facility.
Houses should be built to be environmentally friendly and highly energy efficient, especially social
housing. Consideration should be given to district heating/cooling for schools and community
buildings.
Design of buildings should be mindful of climate change in use of materials to help lower
temperatures, Encourage provision of buildings with high solar reflectivity.
Appears to be no firm commitment to provide locally produced de‐centralised energy sources.
Opportunities’ should be considered for CHP, geothermal power and wind power.
Houses should be designed to take advantage of solar powered consider the use of ground source
heat pumps.
Consider that applicants have missed a considerable opportunity to develop a truly ‘Sustainable
Urban Extension’

Rugby Green Party
 Development is speculative / will kill the town centre. Result in poorly constructed dormitory
town unrelated to Rugby.
 Cannot be viewed as a ‘brownfield’ site, / is in reality a ‘greenfield’ site.
 Rugby Borough Council should review the need for housing in the Borough following abolition of
targets set by the last Labour Government.
 Does not meet real need for social housing/houses for rent or help address the rising problem of
homeless ness.
 Proposed development struggles to meet even minimal environmental standards in respect of
design, community sustainability, energy consumption in use and retention, on‐site energy
generation and heat distribution network.
 transport plan poor – new train station or tramway better than bus to meet transport needs
 Adverse impact on existing shops in the town centre.
 More preferable alternative use of site would be a wind farm which would produce energy for the
benefit of the town.
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Rugby First
 Comparison goods retailing should remain in the town centre
 S106 agreement should secure funding to contribute towards improvements to the town centre (
e.g. pedestrianisation)

Neighbouring Authorities and Parish Councils:
Northamptonshire County Council – Highways
Proposals unacceptable:
 Applicants have failed to demonstrate or give adequate information to determine a full view
 Transport Assessment does not consider future transport links between Daventry and Rugby
 Study area excludes Northamptonshire
 Lacking in trip rate information
 More detailed comment and assessment should be undertaken particularly in regard to roads
serving local neighbouring villages.
 Alternative routes should be considered including link to M45
 Off‐site mitigation measures need to be considered
 Enhancements to public transport services should be considered together with assessment of
public transport options for serving local villages
Leicestershire County Council – Highways
 Welcomes continued involvement as the proposals progress
 LCC not included in pre‐application discussions and scoping of transport modeling work
 Paramics model used to inform the Transport Assessment only extends to Gibbett
roundabout/does not consider impact on local highway network in Leicestershire. Therefore
unable to assess impact on these roads
 Questions appropriateness of using Paramics to model such a strategic proposal and whether true
impact can be fully understood given the complex interaction between the SUE and DIRFT III and
between land uses, modes an the local strategic highway networks
 Assumes M1/J19 improvements have been implemented
Harborough District Council
 Concurs with views of Leicestershire County Council
Yelvertoft Parish Council
 The development is encroachment into greenbelt land
 The current infrastructure will not cope with additional HGV and automobile traffic
 Traffic will increase on the already very dangerous junctions from Lilbourne to Clifton and
Brownsover to Catthorpe. Both of these have a blind hill and a history of many accidents
 Bridleways and footways must remain open
 There is already extensive light pollution from DIRFT in Yelvertoft and this development will
increase that
 The A5 constantly floods and causes vehicles to aquaplane
 Yelvertoft already suffers from noise of DIRFT and we do not wish this to be increased any further
 The crossroads at the Kent is known for its flooding and is also on a steep hill with a sharp bend
 The footpaths / bridleways across the land were temporarily removed for security reasons, when
will these be reinstated? What connections will there be?
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B) Additional Information Submission – April 2013 (re notification)
(Councillors / Parish Councils / Local Residents / Third Parties / Neighboring Councils & Parish
Councils)
In December 2011 and February 2012, following the initial round of public consultations on the
application, in the light of responses received and assessment of the application by officers including
extensive and on‐going discussions with the applicant’s agents, (as explained in more detail earlier in
the report ‐ see section ?? above), formal requests were issued by the Council for further information
in relation to the Environmental Statement ( under Regulation 22 of the EIA Regulations 2011) and an
relation to the wider application.
On 19th August 2013, in response to these requests and, as already explained changes in
circumstances that have necessitated amendments to the planning application, a package of updated
and additional information was submitted.
Consequently, a further full round of public consultation was undertaken as before. This also included
notification of all parties/neighbours who had previously responded and included display of additional
Site Notices in the Hillmorton area and on the approaches to Clifton on Dunsmore. The expiry date for
receipt of representations was 31st October 2013. A summary of the responses received are set out
below:

Councillors:
Cllr. Hunt
 Stresses main comments relate to traffic and travel to and from the site.
 Traffic Modelling
 Link Road
 Road must be constructed in its entirety before any homes on the BT site are occupied.
 If only part of the road is to be constructed then it should be the section from Hillmorton Lane
to Butlers Leap, thus effectively creating a bypass for Clifton.
 link road essential to provision of site.
 proposal cannot be viewed as a sustainable urban extension if much of the traffic is routed
through a rural village.
 will provide essential link for new residents to reach employment sites and retail facilities in
Rugby/Leicester Road.
 Clifton already experiences high levels of through traffic from villages to the east/ from DIRFT
and from Hillmorton which will worsen when Elliots Field and DIRFT III are developed out.
 Phase 1 of link road terminates at Hillmorton Lane. Whilst creating effective bypass for
Hillmorton, would mean that Clifton would be getting all the traffic from the site (?check?) – a
more attractive route
 traffic through Clifton already reaching unsustainable levels‐ speeding traffic throughout the day
and severe congestion at peak times. Clifton already used a s a short cut to retail/employment
sites/train station and the M6 as opposed to using A428 / A426.
 understand first phase of development is planned with access of A428. Will still impact on
Clifton as without link road additional traffic unlikely to behave any differently than existing
Hillmorton traffic.
 Junction with Hillmorton Lane
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 A provision to enable traffic from Hillmorton to filter left on to the link road towards Rugby
without encountering the traffic lights should be provided.
 Road junctions with the A5
 Proposals should require closure of junction of Lilbourne Road at the A5
 Encourage traffic from Lilbourne and other villages to use the link road through the site
 Make amendments to the exit from Newton Lane at Tripontium to form acceleration lane to
allow vehicles to access the A5 at an angle of 45° or less.
 Village Approach Roads
 Lilbourne Road – A5 to junction with Hillmorton Lane
 Requires immediate speed limit reduction to 50mph from A5 to the Gables
 Reduce speed from The Gables to just before the Hillmorton Lane/Lilbourne Road/Buckwell
Lane junction to 30mph
 Provide double chicanes to reduce speed where single chicanse aer currently shown
 Improve road surface and drainage
 Hillmorton Lane
 Requires immediate speed limit reduction to 50mph to just before the junction with South
Road.
 Provide a footpath
 Provide double chicanes where single are currently shown
 Newton Road
 Requires immediate speed limit reduction to 50mph from the A5 to just before the
cemetery
 Reduce speed to 30mph from the cemetery to just before North Road
 Provide double chicanes where single are currently shown
 Introduce a STOP sign where there is currently a Give Way sign at the Newton Manor Lane
junction at St Thomas Cross
 Change the priorities at St Thomas Cross to give priority to traffic from Newton over that
from Newton Manor Lane.
 Rugby Road
 The double chicanes approaching the school are welcomed
 Retain on‐street parking on the bend near the bridge over the disused railway
 Provide double chicanes near the bridge rather than the single ones shown
 Village Centre
 No additional traffic should be allowed to travel through Clifton, and effective measures
should be installed to prevent rat running.
 Rugby Road/Main Street
 A pedestrian controlled crossing with lights should be installed at the school as soon as
possible
 A 20mph speed limit should apply throughout the village, including both North Stree and
South Road
 A raised crossing platform is required from the shops to the Bull/bus stop
 A refuge island should be installed in the same place as the existing one.
 Church Street / Newton Road
 Raised pedestrian crossings should be provided at the end of North Road to get across
Church Street and on Church Street near the Old Bakery
 Extend the 20mph zone to just after North Road
 30mph zone required from just after North Road until just after the cemetery
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 North Road
 North Road should be a 20mph zone
 South Road
 South Road should be a 20mph zone with speed control measures
 Lilbourne Road – Church to junction with Hillmorton Lane
 On‐street parking should be allowed to continue
 Raised crossing point to be provided near to the Townsend Lane Memorial Hall to the
Church car park
 20mph zone to be extended to after the junction with Hillmorton Lane/Buckwell lane
 STOP sign to be placed outside The Old Hall instead of current Give Waty, with additional
signage instructing drivers of right of way for traffic turning right from Buckwell lane
 Additional signage s to warn traffic leaving the village of Buckwell Lane junction after blind
bend
 Retain No Entry sign on short arm of triangle
 DIRFT III
 DIRFT III will add considerable volumes of traffic to the surrounding road network and should
bear its share of the costs associated with highways and other improvements.
 Phasing
 If only part of the link road is to be constructed then it should be the section from Hillmorton
Lane to Butlers Leap, thus effectively creating a bypass for Clifton. This should be put in place as
soon as the first homes are constructed on this site
 The traffic calming in Clifton should be brought forward to take place as soon as the first homes
on site are occupied or the first occupation of premises on the new DIRFT III whichever takes
place soonest as waiting for 500+ homes is clearly not an option.
Cllr.J.Roodhouse
 proposed signalisation of Ashlawn Road/Paddox PH junction / Elms Drive will be used as a rat run
as a result / residents concerned about impact on vehicular access to their properties ‐ no
discussions held on this aspect
 concern over use of Moors Lane to access farm should be greater emphasis on use of cycleways
no mitigation on Lower Hillmorton Road to slow down traffic
Cllr.R.Dodd objection
 proposed signalisation of Ashlawn Road/Paddox PH junction / Elms Drive will be used as a rat run
/ location of bus stop will cause traffic congestion / additional noise from traffic at junction /
roundabout together with relocation of bus stop should be considered to keep traffic flowing
Councillor New
 Draws attention to concerns being raised by local residents to the off‐site highway works
proposed for the Hillmorton Road/Ashlawn Road adjacent to the Paddox public house (see Paddox
Junction residents Group comments below)

Councillor Sandison / Sustainable Rugby
 Draws attention to comments raised by Sustainable Rugby which re‐iterate concerns relating to:
 Value and sensitivity of canal corridor for tourism, recreation, sport and quiet contemplation and
as a wildlife corridor.
 Should form the basis of a Country Park with potential to create an Interpretation Centre near
Moors Bridge
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Visitor car parking would be needed as well as at the existing Hillmorton Locks Conservation Area.
Commends the retention of grasslands of Normandy Hill – but queries how it will be
managed/maintained.
Housing development on Normandy Hill inappropriate
Alignment of link road too close to canal. Should be moved away to avoid detrimental
encroachment into the canal corridor with appropriate planting and screen bunding., including
planting of cutting sides with species rich grassland.

Parish Councils:
Clifton upon Dunsmore Parish Council
 proposal should minimise environmental impacts of additional traffic on village local roads
through and around Clifton upon Dunsmore unsuitable to take extra traffic / structural problems
– roads in need of extensive repair; canal bridge on Vicarage Hill not strong enough to take
additional traffic
 link road should be constructed in its entirety in advance of development
 traffic calming in village should be introduced now together with a reduction in speed limits on
approach roads on which there have been numerous accidents / residents need to be kept fully
informed and consulted on details of traffic calming prior to implementation
 all traffic mitigation measures should be in place before development commences on DIRFT III or
the SUE
 traffic calming measures not comprehensive enough / should include ‘gateway’ features on
approach roads / South Road and North Road should also be traffic calmed / speed limit on all
village roads should be reduced to 20mph / lower speed limits need to be extended on Lilbourne
Road and on Newton Road together with provision of adequate street lighting / proposed chicane
on Newton Road in wrong place – needs to be nearer Clifton village / mitigation measures need
to be implemented on all approach roads along their full length
 traffic generated by DIRFT III and the SUE should be encouraged to find alternative routes other
than travelling through the village
 should be a ban on HGV traffic through Clifton and Newton
 further highway improvement to A5 at Lilbourne Road junction required / traffic on Lilbourne
Road has increased significantly and will get worse with both DIRFT III and the SUE
 vehicles travelling north on Hillmorton Lane from The Kent should have the opportunity to turn
left along the link road taking further pressure off the roads in Clifton village
 is no detailed assessment of how waste water will be dealt with including independent flood risk
assessment
 is no flood risk assessment / will create difficulties along Clifton Brook and result in flooding at
Butlers Leap/Clifton Road / no information sought from those with local knowledge
 financial considerations should not be prioritised over interests of local residents

Neighbours: (69 letters includes emails) – comments, concerns and objections
(Re consultation process – Additional Information Submission)


Transport/Highways
 concern about junction on Hillmorton Lane with link road / should be ‘no right turn’ for traffic
moving in a westerly direction / should not be able to turn onto link road travelling from Clifton
/ link road should be fully accessible coming to/from Hillmorton
 any proposals to widen and introduce lighting on Hillmorton Lane?
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 significant increase in traffic flow on Hillmorton Lane / what volume of traffic will use Hillmorton
Lane?
 where will traffic go when it reaches Clifton upon Dunsmore?
 where will traffic on link road go when it reaches Butlers Leap?
 what will be the additional traffic flow on Clifton Road, Vicarage Hill and Butlers Leap?
 Boughton Road / Clifton Road will not be able to absorb additional traffic / what improvements
to be made and at the signalised junction at Butlers Leap/Boughton Road/ Mill Road
 increased traffic generation / increased traffic through Clifton upon Dunsmore / increased
congestion at Mill Road Bridge, Boughton Road and junction of Mill Road and Technology Drive /
increased congestion and reduced safety for motorists, cyclists and pedestrians
 link road should be deleted / will harm tranquillity of Oxford Canal / will introduce traffic onto
Lower Hillmorton Road
 major impacts on Hillmorton Road should be mitigated e.g shift to public transport; high quality
segregated cycleway along full length of Hillmorton Road/Crick Road to Rugby town centre;
20mph zones/environmental enhancement at key pedestrian areas such as Paddox shopping
area; provision of a link between the site and the M45
 traffic lights should be erected at Watts Lane early in the process
 originally proposed railway station should be an integral part of the scheme
 timing of construction of link road / should be constructed in its entirety from the outset
 lack of information about amount of traffic likely to use the link road
 concerns about traffic leaving the link road and driving through Clifton remain
 impact on South Road, Clifton upon Dunsmore / should include traffic calming / highway safety
of children using the park and being dropped off and collected from school / should be no left
turn into South Road when travelling north on Hillmorton Lane / South Road not properly
included in traffic modelling and analysis / easternmost section of South Road should be made
one‐way allowing eastbound traffic only / crossroads junction between South Road and Allans
Lane has insufficient visibility splays / will be made worse by increased traffic / junction should
be closed to vehicular traffic with section of Allans Lane between Main Street and South Road
becoming a cul‐de‐sac
 impact on North Road, Clifton upon Dunsmore
 20mph speed limits should be imposed on roads within Clifton village envelope and 40mph on
roads outside of this / 50mph on new link road / speed cameras should be introduced to enforce
speed limits in and around Clifton / chicanes/rumble strips rather than humps should be used as
traffic calming in Clifton / speed management proposals within Main Street poorly thought
through including chicanes, speed humps and crossings, consideration of speed limits, benefits
of raised tables at Lilbourne Road junction and priority narrowing on Hillmorton Lane
 planned roads should be completed early in the process
 significant improvement works required to the A428 Crick Road before works commence on the
site / lack of cycle route along A428
 site traffic on exit should only be allowed to use the new road or the A426 via Hillmorton
 signalised junction at Ashlawn Road/Paddox PH ill‐conceived / roundabout should be considered
as an alternative / will pedestrian crossing be added at junction and double yellow lines / impact
on Elms Drive as a ‘rat run’ – consideration should be given to making it a ‘no through road’
making the Ashlawn Road end a dead end / problem of accessing driveways will be a safety
hazard / will increase problems associated with dropping off and collecting children at Ashlawn
School / bus stop should be relocated
 insufficient consideration to the free and safe entry and egress for nos. 29, 31 and 33 Ashlawn
Road as a result of the signalisation of the Ashlawn Road junction
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 access to Hillmorton Locks along Locks Lane from the A5
 limited access restriction on Locks Lane should be re‐positioned to north of drive to no.5 to
allow access to Hillmorton
 problem of exiting Lennon Close remains / should be mini‐roundabout or traffic lights
 pedestrian crossing required to cross A428 in vicinity of Lennon Close
 why is the 500m bus lane on the link road so long?
 only minor improvements proposed to the Lilbourne Road/A5 cross road junction
Infrastructure/Services
 impact on infrastructure
 school provision should be early in the development
 where will water supplies come from / need to build more reservoirs in area
 impact on Social Services
 access time to Walsgrave University Hospital / provision of hospital services
 provision for social and community development services should be included as one of the
heads of terms in planning obligation discussions
Need
 no need for development
 will sufficient affordable houses be provided
 level of rented homes provided should make a significant contribution to meeting the need in
the Borough
Parameter Plans
 further improvement to the interface with Oxford Canal and Hillmorton Locks Conservation area
required
 building heights plan shows development up to 12m high up to Locks Lane which could have a
detrimental impact
 canal corridor, including south‐west side of Normandy Hill should be kept free of Development
 D1 land should be identified to enable faith and community groups to have the potential for
access to land at an affordable price / Cambridgeshire Horizons (2008) study recommends 0.5ha
of free land reserved for faith groups for each 3000 dwellings with a trigger point of 2000
dwellings – similar provision on this site would be valuable supplement to community floorspace
in the development specification
Pollution
 increased pollution
 light and noise pollution from link road
 noise, vibration and emission issues from increased traffic on South Road, Clifton
 noise pollution at proposed signalised junction at Ashlawn Road / pollution from increased
emissions and noise due to standing traffic at the proposed signalised junction
 impact of pollution from new road on no.1 Vicarage Hill / road will be open to view from house
and garden with attendant noise and light pollution
Employment
 where will new residents be employed?
 will sufficient jobs be created on site
Location
 brownfield sites in towns and cities should accommodate development
 is a greenfield site
 impact on rural landscape
 too big and in wrong place
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Heritage
 impact on Hillmorton Locks Conservation Area – development comes too close / should be
larger planted buffer
 Other
 increase in crime
 potential future additional development off the link road
 construction impacts such as delivery of materials on existing properties
 detrimental impact on viability of Rugby Golf Club / visual impact of link road, noise, fumes and
disturbance / danger to road users from errant golf balls / construction of bridge over canal will
require additional land belonging to golf club / link road and embankments will exacerbate
flooding problems on golf course / Butlers Leap junction and existing highways inadequate to
cater for high volumes of additional traffic / Butlers Leap junction will require redesign to form a
roundabout and other highway improvements which could only be carried out using golf club
land which would become unviable
 should be more thorough consultation on proposals to signalise junction at Ashlawn Road
 site should be re‐used to harness excess cosmic ray energy
 site should be used for industrial scale wind farm / solar energy capture
 site boundary should be altered to exclude land within the property Coal House, 5 The Locks and
land adjacent / proposed footpath on high ground immediately behind 14 – 24 The Locks will
impact on amenity/overlook properties and could result in vandalism to sewage control station
in field behind no.22
 history of site should be maintained and publicised
 pleased to see development specification includes place of worship in list of potential
community uses
 insufficient community use floorspace allocated / D1 area should be zoned to enable community
groups to access land at affordable price
 public consultation event at Clifton inadequate / no feedback forms for comments a departure
from the local plan


Support (1 letter)
 comments that references to sequencing and phasing should not have been dropped /
Proposals lack certainty without any phase 1 / unclear about timing of delivery of link road

Paddox Junction Residents Group (4 letters & petition containing 142 signatures)
 Objection to proposed signalising of the junction as shown on drawing No. 18 (Volume lII of
technical appendix D1)
 Concerned that in granting outline planning permission that any associated mitigation measures
at the Paddox junction be fully approved at that time.
 such mitigation measures should be reviewed
 the modelling has not taken account fully of junction movements such as Elms Drive
 failed to take account of shift change patterns and significant local movements by residents to
enter and exit properties.
 20 year period for modelling to assess impact on the junction of proposed developments of
DIRFT II and Radio Station exceeds window of reasonable accuracy and should not be
definitively adopted at this time, but be subject to validation as the developments evolve.
 Suggest mitigation measures be reviewed at the trigger point of 1000 homes and be remodelled
 Full engagement should take place with concerned residents to ensure that modelling data is fit
for purpose
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 Currently, a 10 second hold up at the junction at peak times causes queuing back to the CO OP
in Hillmorton, which is tolerated at present but would become much worse. Junction design
needs a rethink.

Neighbouring Authorities and Parish Councils:
Leicestershire County Council
 Seeking clarification
 Paramics modelling does not assess impact on the local highway network in Leicestershire
beyond Gibbet Hill
 Unclear from tables what modeling has been undertaken.
Daventry District Council
 No objections in principle
 request that comments of local parish Councils (Yelvertoft, Lilbourne, Crick, Barby and Kilsby)
are taken into account.
Kilsby Parish Council
 Traffic Issues
 Do not agree that the existing road network is capable of taking increased traffic generated by
the SUE
 No off‐site works prepared in the vicinity such as the junction of Kilsby Lane with the A428 Crick
Road at Hillmorton
 Weight restrictions for all HGV traffic along Kilsby Lane required
 If works not done immediately, expect RBC to require a financial contribution to deal with future
traffic congestion.
 Make suggestions for further local highway improvements including lowering the road under the
existing railway bridges on the A428 to help alleviate problems in surrounding rural roads.
 Lorry Parking
 Is sufficient provision made in the application?
 Planting
 ask that substantial planting be provided on land bordering the railway to shield Kilsby from
visual impact of development
 Employment
 Labour force will in the main come from Rugby & Daventry – need for better public transport
link, pedestrian links and cycle paths required in all directions particularly on the A428
 Noise
 Existing issues with DIRFT / commercial buildings fronting the A428 Crick Road will add to
adverse impacts on Kilsby
 Broadband
 Requite consideration of improving broadband speeds to the surrounding villages‐ particularly
as BT own the site (only 1.3Mbps)
 Environmental Impact
 Should ensure that sustainable energy and renewables have been incorporated into all
development within the site
 Education
 Ensure S106 funding is secured to assist local primary school to accommodate extra pupil places
in short term prior to new primary schools being commissioned
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 request Kilsby be considered as part of the catchment area for the planned Secondary School to
ensure future viability of the parish community.
Barby and Onley Parish Council
 Traffic issues
 do not agree that the existing road network is capable of taking increased traffic generated by
the SUE
 no off‐site works proposed in the vicinity such as the junction of Kilsby Lane with the A428 Crick
Road at Hillmorton
 weight restrictions for all HGV traffic along Kilsby Lane required
 if works not done immediately expect Rugby Borough Council to require a financial contribution
to deal with future traffic congestion
 make suggestions for further local highway improvements including lowering the road under the
existing railway lines on the A428 to help alleviate problems on surrounding rural roads
 Lorry Parking
 is sufficient provision made in the application?
 make other suggestions in connection with this aspect
 Planting
 ask that substantial planting be provided on land bordering the railway to shield Kilsby from the
visual impact of the development
 Labour
 need for better public transport links / pedestrian links and cycle paths required in all directions
particularly along the A428
 Noise
 existing issues with DIRFT / commercial buildings fronting A428 Crick Road will add to adverse
impact on Kilsby
 Environmental Impact
 every effort should be made to ensure that sustainable energy and renewables are Incorporated
into the development
 Education
 S106 funding should be sought to assist local primary schools such as Kilsby Primary to
accommodate extra pupils arising from the development
 ask if Kilsby can be included in the catchment area for the proposed Secondary School on the
SUE
 Broadband
 application should be tied to improving broadband speeds to surrounding villages
 Infrastructure
 in addition to the above, Barby and Onley Parish Council ask if gas mains can be extended to
feed neighbouring villages
Crick Parish Council
 Concerned about the effect on traffic levels on A5 Trunk Road
 Development, together with DIRFT III, will render A% completely inadequate to deal with
resultant traffic levels if it remains a single carriageway between Lilbourne crossroads and M1
Junction 18
 Will create massive problems in the future (likely grid‐lock at peak times or whenever there is
disruption on M1/M6/A14/M69)
 Concerned about safety on A428 – between Halfway House roundabout and Hillmorton
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 Frequently used road with no footpath, unsafe for many workers who walk, cycleto and from
Rugby
 Over height HGV’s frequently ignore inadequate signage / cause obstruction / get trapped by
mainline railway bridges.
 Conditions should require early delivery of footpath/ cycleway and improved signage
 Public Transport
 Must not miss opportunity to provide integrated transport links / bus services serving not just
the SUE to Rugby but the employment areas of DIRFT and the residents of Crick, Yelvertoft and
Lilbourne.
Cotesbach Parish Council
 Major concerns regarding ever rising levels of traffic along adjacent main road A426 between
Lutterworth / M1 junction 20 and the Gibbet roundabout on the A5. Road already under pressure
of increased daily usage by:
 HGV’s to and from the mineral extraction site on Gibbet Lane
 Refuse disposal vehicles bring waste to resultant landfill site
 Further goods vehicles to and from the composter site on Gibbet lane
 Goods vehicles from the plethora of warehousing on the north side of Rugby heading
northbound M1
 Construction vehicles serving proposed wind farm at Churchover.
 These traffic problems will be exacerbated when the Cathorpe M1/M6 interchage alteration is
completed
 Suggest condition be added requiring all traffic from the development leave the M1 at junction 18
to relieve the congested A426.

TECNHICAL CONSULTEES
A) Initial Consultation process – April 2011
As part of the initial consultation process all relevant statutory/technical consultees were notified.
A summary of the responses received following initial consultation are set out below:
Coal Authority
 No specific observations or comments. The proposed development is located outside the defined
coalfield.
British Waterways ( BW)
 Impact on the Heritage of the Waterway
 Pleased to see that the impact upon Hillmorton Locks Conservation Area appears to have been
fully considered.
 Impact on Character and Amenity of the Waterway
 Disappointed that site excludes the canal corridor other than where the new bridge crossing is
proposed.
 Lost opportunity to fully engaged with the water space to ensure it becomes an integral part of
the overall development
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 Should engage with BW at detailed stage on producing design quality documents for areas
adjacent to the canal corridor
 Access to the canal towpath limited to existing crossing points despite Design and Access
Statement promoting enhanced access to the Oxford Canal.
 Could be stronger links to canal to maximize its potential
 Create more development clusters alongside canal particularly around Bridge 69 (check) /
promote increased use and interaction with the canal as a whole
 Design and relationship of development with the canal is critical( particularly private gardens
and building frontages). Developers should engage with BW on this . Create opportunities for
active frontage maximizing potential of their canal side location.
 Unclear if principle of marina within the scheme is to be considered at this time/not in
description of development
 Early engagement with BW required in respect of design of new bridge over canal ( option A)
which will require careful design due to levels / angled bridged deck / nature of approach roads
 Do not consider opportunities for use of canal as peak‐time transport corridor between
Hillmorton Locks, Butlers Leap, Brownsover and Newbold
 The southern ‘potential wind farm location’ (check) could impact on amenity corridor / offers
comments and guidance on environmental and technical constraints
 Economic / environmental and social benefits produced by canal should be unlocked. It should
not just be viewed as a ‘green corridor’
 Impact on Natural Environment and landscape of the Waterway
 Rugby Borough Council ‘s Green Infrastructure Strategy identifies the Oxford Canal as an
important part of the strategy. The development proposeds enhancing this green corridor with
additional planting‐ should also include improvements to surfacing of and access to the towpath
to encourage walking and cycling.
 Existing designated Eco site and potential Local Wildlife Sitelies outside/adjacent to the
site/canal. BW welcomes assessments for presence of otters and water voles and impact on
proposed bridge crossing.
 Area designated for woodland planting in north west margin of canal needs to be set back 20m
from canal to prevent shade/nutrient enceroachment of canal bt y leaves/ potential for
management of trees by BW in the future.
 Provision of wind turbines should consider impact oon bats and bats’ foraging areas.
 Any impact on waterway ecology needs to be suitably mitigated including effects of waterside
lighting, which should be efficient and sustainable, and the landscaping of the waterway.
 Impact on Water Environment and Environment Quality of Waterway.
 To protect water quality, dewatering of excavations should not involve pumping out ground
water into the canal
 Proposed residential development should take account of existing canal moorings/ trip boats
and hire boats
 BW needs to be involved at the design stage for the new bridge and any other bridge works or
works adjacent to canal with regard to impact on the structural integrity of the waterway
 BW agreement required if canal water to be used for ‘sustainable cooling’ as part of an energy
strategy.
 Planning Obligation
 Will the Green Infrastructure phasing plan include the canal corridor
 Funding could secure enhancement of vegetation for water voles (coir roll) /contribute towards
enhanced access to the canal/ improvement to its infrastructure.
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 S106 agreement should secure long term management amnd maintenance for the proposed
SUDS scheme in form of bond or periodic payment
 Informative
 Requests informative be added to planning permission referring to Code of Practice for works
affecting BW’s property and need to obtain separate consebt for the bridge crossing.
English Heritage
 Urban design principle embodied in the application positively address the form of the Radio
Station structures ( including ‘C’ station) and have been clearly developed with considerable
sensitivity to how a large scale urban extension might be developed in the context of the radio
station installations.
 Welcome positive approach to the listed ‘C’ station and the radio heritage of the site
 Welcome context of the outline conservation plan for ‘C’ station and the proposed retention of
‘A’ station and other elements, including mast anchors, as part of the conservation proposals.
 Desirability of the setting of Dunsmore House ( Grade II Listed) should be given special regard in
line with related legislation and planning policies i.e. impact on designed views from principle
rooms and grounds of the house
 Impacts on Hillmorton Locks Conservation Area have clearly been addressed in the design of
scheme on Normandy Hill – good visual backdrop to the Conservation Area ( notwithstanding it
fails to address significance of overall survival of the ridge and furrow across the site)
 Proposals do not adequately address issues regarding other historic environmental impacts
raised in pre‐application correspondence in particular with regard to sub‐surface archaeological
remains, impacts upon the naturally important but undesignated large scale survival of ridge
and furrow within the site and impacts on the setting of the western of two scheduled
earthwork castles at Lilbourne.
 Rugby Radio Station represents an extensive survival of ridge and furrow and associated
meadowlands / amongst largest co‐herent area survivals of these landscape features in the
Midlands. Therefore also of national importance. ( not included in 2001 English Heritage report
on ridge and furrow ‘Turning the Plough’ preservation as this focused on agricultural land under
threat of development at that time – this should not be perceived as an indication of lower
relative importance) Since late 2009, English Heritage have repeatedly stressed its significance
as an historic asset created by its isolation from agricultural intensification and in the context of
the township units it takes in.
 Associative context of ridge and furrow with historic settlement in former township of
Hillmorton and in relation to Grade II Listed St John the Baptist Church should be assessed.
 Cumulative impacts on whole of the ridge and furrow land ( 220ha on application site) and the
remainder on DIRFT iii and in Lilbourne, Yelvertoft and Crick should be fully assessed.
 In line with relevant policy requirements, Rugby Borough Council should seek sufficient
information such that it can take a well advised and informed view as to the appropriate weight
be given to the impacts upon the survival of the nationally important ridge and furrow
landscape i.e. should it have the same importance as a scheduled monument in assessing the
significance and acceptability in the level of harm from the proposed development ( proposals
represent around 80% destruction of ridge & furrow in Hillmorton area)
 Development appears to have limited impact on significance of the remains of of former WW1
airfield. Harm should be avoided to this area in drawing up design and detailed works.
Archaeological safeguards should be applied.
 Not convinced sufficient archaeological survey work has been undertaken across the site to
adequately inform the determination of the outline planning consent. Limited geophysical
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survey and trial trenching – insufficient to properly evaluate impact or provide assessment of
the proposed areas to be developed.
Concludes that application should be refused if additional information is not submitted.

CABE
 Commends the analysis of site history, topography and specific characteristics
 Welcomes basic design principles
 Concerns re:
 Formal radial street pattern / fragmented green space network / relationship and connections
to Rugby / impact on existing local centres / connectivity with Rail Freight terminal to support
District Centre / character and layout should be influenced by location and topography and
setting of listed buildings
 Radial street pattern may not be appropriate‐ less rigorous system should be explored.
 Welcome phasing strategy
 Commends generous provision of open space across the site – need to ensure these area linked
and mechanisms are in place for effective delivery
 Has potential to be exemplar sustainable development
Environment Agency
 No objections
 Make comments / recommendations and suggest conditions covering:
 Drainage / Flood Risk and Surface water Drainage – conditions
 Sustainable Urban Drainage – broadly welcome overall approach / suggested use of geo‐cellular
storage tank not acceptable sustainable drainage technique. Public safety should not be used to
justify not using above ground sustainable urban drainage.use should be made of existing ditch
network with outfalls kept to a minimum designed to minimize harm to environment and
maximize bankside habitat
 Ground Water and Contaminated Land – accept conditions to deal with any ‘hot spots’ that may
be found
 Re Biodiversity
 In order to ensure development achieves its potential, recommends appropriate conditions.
 Butlers Leap Link (Options A & B) – a Water Framework Directive (see below) compliance
assessment will be required in determining the appropriate solution to ensure adequate
mitigation is provided to prevent deterioration in the status of the water body.
 Proposed Access Roundabouts – conditions
 Local Wildlife Site (Clifton Brook) – should be given consideration in determination of the
application
 Water Framework Directive – suitable worded condition required at outline stage requiring
appropriate compliance assessment to be carried out prior to commencement of constructions
to take account of both direct and indirect impacts upon Clifton Brook. Welcome the proposed
improvement s to Clifton Brook water body set out in the Green Infrastructure Strategy which
should be implemented ( may need modification of proposed on‐line lake Plan G)
 Foul Drainage – close liaison with Severn Trent Water will be required throughout the
development. \surface water and foul elements should be kept separate. Recommends
appropriate conditions and Informatives.
 Ref Water supply / Waste / Pollution Control – recommends conditions and informatives.
Severn Trent water
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No objections subject to conditions

Network Rail
 Holding objection
 Concerned about increased traffic and risk to rail bridges / requires further assessment.
Health and Safety Executive
 Give notice that a premises adjacent to the application site (former Relay Distribution) is licensed
for storage of hazardous substances
Highways Agency
 Holding Objection
 to provide time for concerns to be addressed in terms of updating deficiencies in the submitted
Transport Assessment.
Natural England
 Welcomes submission of Green Infrastructure Strategy and establishment of sustainable
drainage principles at outline stage
 Strongly support approach to landscaping proposals
 General principle of creating new and improved wildlife corridors/connections should be secured
within the outline planning permission
 Welcome well connected green spaces as proposed
 Roads should sit alongside green corridors and not within them
 Welcome restricting access to certain areas of habitat
 Positive proposals for realignment of Clifton Brook / could be extended to include more of the
brook’s length
 Supports inclusion of community orchards and allotments within Green Infrastructure network
 Green Infrastructure Strategy needs to be secured and deliverable as phases of the development
come forward via condition and legal agreement and an appropriate management and
maintenance plan put in place
 Bio‐diversity and protected species: Draws attention to LPA’s responsibilities/obligations and the
assessment tests that need to be applied. In this context have concerns re:
 Age of survey data and mitigation for protected species/require updated survey results and
associated mitigation measures, together with more detail on great crested newt master plan
and mitigation/compensation measures for loss of habitat
 Council needs to satisfy itself that phasing can be carried out in such a way as to maintain
favourable conservation status for European Protected Species. More information required
regarding existing bat colonies/foraging areas at the outline stage to inform future mitigation
measures
 Note comments from English Heritage regarding archaeology and recommend that identified
issues be addressed.
 S106
 Needs to contain provisions and more specific detail re delivery of Green Infrastructure and
species and habitat protection, improved biodiversity links with DIRFT III and phased delivery.
 Recommend commuted sum to offset any loss of on‐site habitat if necessary
 Appropriate management of ecological site through delivery of the Bio diversity Strategy
Warwickshire Wildlife Trust
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Objection
Inadequate mitigation strategy to address all impacts on biodiversity
Insufficient compensation measures to address any biodiversity impact that cannot be mitigated
for on‐site contrary to the LPA’s duty under Section 40 of NERC Act 2006
Insufficient information to confirm that the mitigation measures and green infrastructure
network can be delivered within the scope of the phased approach to site development
No information to ascertain if the proposed mitigation measures can be maintained long term to
avoid net loss of biodiversity from the site
Insufficient provisions within the proposals to enhance biodiversity above and beyond necessary
mitigation measures and to promote truly sustainable development.

CPRE Warwickshire
 Queries the need for the extent of housing proposed
 Not a Sustainable Urban Extension, effectively is a separate major new settlement
 Unsatisfactory and unsustainable elongation of the urban area without effective visual or social
links to the town
 Would have no role in meeting needs of the West Midlands Region
 Too dependent on the car for travel. \no railway station included in the proposals
 Increased flood risk
 Not a ‘brownfield’ site / will remove rural setting of Rugby / add to damage of landscape already
caused by DIRFT I & II
 Could conflict with high speed rail proposals
Police (Crime prevention)
 Recommends applicants adopt ‘secure by design’ principles for who;le of development and
suggests it should be conditioned
 Would seek reasonable contributions via S106 towards police capital finding.
Western Power Distribution
 No objections subject to Informatives
Rugby Disability Forum
 No objections – should be designed to ‘Homes for Life Level 5’
Warwickshire County Council
 No objections in principle but in respect of each of its statutory services comments as follows:
 Library facilities.
‐ Seek financial contribution
 Education.
‐ Would seek financial contribution following the outcome of the Borough Council’s review of
the SPD on developer contributions.
 Ecology.
‐ Majority of ecological issues have been appropriately identified including protected species
and type of habitats.
‐ Importance of some habitats may not have been established (i.e. as Local Wildlife Site)
‐ Broadly satisfied with strategic approach on how to compensate and mitigate for the
ecological impacts and the Green Infrastructure Strategy with links to the wider landscape of
Warwickshire and Northamptonshire – but data not adequate or current to enable Rugby
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Borough Council to properly determine the application as required. More detail needed to
inform future conditions and obligations.
 Archaeology.
‐ Inappropriate level of information submitted to assess the potential archaeological value of
the development site (see separate comments below)
 Highways.
Holding Objection
‐ Required transport modelling work and identification of the required mitigation measures
have not been completed. Also there are numerous discrepancies in the submitted
information.
‐ Needs to take full account of cross boundary highway issues and the development of DIRFT III
‐ Needs to establish how essential transport infrastructure will be delivered, when and by
whom as a result of a joint transport assessment with relevant Highway Authorities
 Fire & Rescue
‐ No Objections subject to
‐ Developers ensuring adequate fire hydrants are provided within and throughout the scheme.
‐ Consideration of use of community space for delivery of community fire safety activity, youth
development, fire protection work, schools programme and increased Home Fire Safety
Check.
 Adult Health
‐ Proposals should identify provision for adult health including Extra Care as part of affordable
housing provision.
 Art Museums Archives
‐ Seeks financial contribution towards appropriate provision and/or enhancement of facilities
within the County to enable access to heritage and cultural services for all residents.
 Waste Management
‐ Appropriate waste management facilities should be provided
 Minerals
Holding Objection
‐ Submitted report has not reasonably justified either in quality of resource or the viability case
for not extracting the sand and gravel minerals on the site. Inadequate investigative work
and exploration of all options has been undertaken
 Customer Workforce and Governance
‐ Would like to see references made to co‐location, consolidation and shared services as part of
any Community Hub.
‐ Design and access of Community Hub needs to reflect best practice, enhance the areas they
are situated within and cater for the diversity of needs that it will serve with the architectural
style supporting and encouraging usage.
‐ As part of the overall scheme, would like to see additional details and proposals to increase
jobs and skills opportunities for local people through the lead developers procurement
exercises.
WCC – Archaeology
 States that historic assets across the site can be divided into 3 categories; Historic Landscape,
Below Ground Archaeology and Structures Historic Landscape
 Probably of high archaeological significance
 Documents submitted do not significantly address issue of significance of ridge and furrow and
whether preservation of a portion of it would sufficiently mitigate the large proportion being
lost
 More detailed assessment of historic landscape and impacts of the proposals on it should be
undertaken.
 Below Ground Archaeology
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 Insufficient information at this time to enable LPA to determine the application
 Given the potential for previously unidentified archaeological deposits to survive across this site,
further evaluative field work should be undertaken across the site prior to determination
 Historic Buildings and Structures
 Proper appraisal of ‘C’ Station and other surviving elements of the Radio Station is required
through a Conservation Plan in order to identify the historic importance of component parts to
ensure that future adaption for new uses does not compromise their significance and value, This
should be secured by condition.
Warwickshire Fire & Rescue (separate response in addition to WCC comments)
 No objections subject to conditions
RBC – Housing
 Site needs to;
 Contribute to meeting the backlog of housing needs in the borough
 Provide for an element of future arising needs over the duration of the development
 Enable those who move to the site to remain there ( in an alternative dwelling if necessary) as
their circumstances change.
 With regard to Affordable Housing:
 Relies on past delivery targets to set proposed targets
 Needs to cater for future needs with the right type/size of dwellings to cater for this
 Challenges certain comments and assumptions in the submitted Affordable Housing statement
 Need to ensure the site is financially viable and that it caters for the housing needs of the
Borough up to 2026. Both are equally important.
RBC Tree Officer
 Development proposals should include:
 Tree Survey, Tree Constraints Plan, Arboricultural Implications Assessment and Arboricultural
Method Statement including tree protection plan
 Existing orchard at Dolman Farm should be retained as a community orchard
LCADS Ltd (Lighting Consultants on behalf of RBC)
 Concerns:
 More work needed to be done to provide more full/accurate assessment of lighting impact.
 Main points:
‐ Discrepancies in references to baseline lighting criteria
‐ Assessment methodology acceptable
‐ Concerns over accuracy and completeness of lighting survey findings and evidence of existing
sources of light pollution
‐ Incomplete information in referencing photographs
‐ More information needed to assess lighting impacts during construction process
‐ Lighting design & specifications to be resolved at detailed planning stage
‐ Lighting needs to cover impacts on flora and fauna as well as to humans
‐ Assessment of impact of link road lighting on canal corridor should be included with
commentary on appropriate mitigation
‐ Concerns over inaccuracies in presentation of viewpoints on some appended photographs.
RBC – Environmental Services
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Re Noise & Vibration.
High standard of report ‐ but further assessment required with regard to:
 noise from operational vibration to be assessed as detailed stages of the development are
progressed. Conditions can be applied to ensure appropriate mitigation measures are
implemented during construction and after completion.
 any significant changes / modifications to the Development Framework Plan will be require
updated noise and vibration assessments
 Re Contaminated Land
‐ Conclusions and recommendations of the report generally supported. More detailed
investigation will be required prior to commencement of any proposed development works
and pending successful planning permission for each phase of development. Can be covered
by condition
 Re Air Quality
‐ Key concern is impacts associated with road traffic. Assessment methodology generally
supported.
‐ Construction traffic routing scheme will need to be agreed by RBC and Highway Authorities.
‐ Report fails to show any predicted results for a particular sensitive receptor on A5 (ref 32
Farndale). Predicted results will need to be provided for this site.
‐ Construction Environmental Management Plan (CEMP) generally supported subject to
construction transport vehicles meeting up to date Euro Emissions Standards. Other
mitigation measures can be covered by condition (e.g. wheel washing etc.)
‐ Further assessment /sensitivity analysis recommended after first phase development when
air quality situation in Rugby and Daventry is better understood.
‐ Further evidence needs to be provided to support the results and conclusions of the air
quality assessment particularly in respect of NO2 concentration reductions around the area of
the Webb Ellis Public House on the gyratory.
 Additional comments set out items that should be the subject of conditions and also provides
appropriate ‘Informatives’ to advise the applicants/developers.

WCC – Rights of Way Officer
 No objections
 Noted existing public footpath cross the site ( R24 / R24A / R24b and unclassified road E2069)
are to be retained
 Use of these rights of way will significantly increase
 Developer will be responsible for improving and maintenance of E2069.
 Appropriate to seek financial contribution for improvements to surface of E2069 and the public
rights of way network within a 10 mile radius.
 Status and maintenance implications need clarification for proposed strategic footpath
connections.
DEFRA ‐ no comments received
Twenty Century Society ‐ no comments received
Ramblers Association ‐ no comments received
Open Spaces Society ‐ no comments received
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Health –NHS/PCT ‐ no comments received
Stagecoach ‐ no comments received
National Grid – Gas ‐ no comments received
National Grid – Electricity ‐ no comments received

B) Additional Information Submission ‐ April 2013 ‐ (re‐consultation)
All relevant statutory/technical consultees were notified of the additional information submission as
part of the second full round of consultations. The comments received are summarised below:
RBC ‐ Environmental Services
 Air Quality
 Need to clarify if predictions regarding pollutant concentrations have consider S106 junction
improvements for Warwick Street Gyratory
 Construction mitigation measures supported
 Operational mitigation measures : none proposed but exceedances of NO2 at Webb Ellis /
Warwick St gyratory junction contravenes measures undertaken in Air Quality Action Plan – SUE
should support mitigation infrastructure improvements at junction by way of S106 contribution
– not only limited to Warwick St. Gyratory but also increases traffic through Clifton and
Hillmorton ( but does not say what’s expected re Clifton/Hillmorton)
 Further information should be provided on sustainable Transport Link to town centre from the
Masts site (planning request)
 Contamination
 Report supported / further investigation cover by condition
 Asbestos survey recommended for ‘C’ Station. ( should also relate to ‘A’ Station)
 Noise/Vibration
 Recommend a whole series of mitigation measures to be the subject of conditions and
informatives
Canal & River Trust
 Re‐iterate comments in original response (as British Waterways , 9th June 2011)
 No objections subject to conditions and legal agreement:
 Design of bridge over canal / acoustic barriers
 Will also require separate consent of the Canal & River Trust as owner of canal.
 Suggest may be appropriate to consider further prior to determination of the application.
 Noise assessment does not appear to have considered potential noise impacts on users of canal
in vicinity of road bridge
 Details of bridge including lighting should be secured by condition
 Link road sections show unlikely to have a significant impact on the canal corridor (subject to
detailed landscape scheme)
 Link road drainage to canal should be covered by condition.
 Will be impact on Hillmorton Locks, but consider a positive impact can be secured at reserved
matters stage.
 Consider improvements to canal towpath or access to it should be subject tof developer
contribution (concern not included in the Planning Obligation Heads of Terms Statement.)
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WCC ‐ Highways
 Responds to particular concerns and raises no objections to the proposed development,
 Subject to conditions, planning obligation requirements and general Informatives
Highways Agency

No objections
 Directs that specific conditions be attached to any planning permission which may be granted.

WCC – Planning & Development
 Supports and comments on likely mitigation required to address impacts on County Services.
 Education ‐ level of school provision agreed.
 Libraries ‐ provision/contribution dependent on viability.
 Waste Management – appear to be including a contribution per household towards improvement
of waste management facilities dependent on viability.
 Fire & Rescue – no specific contribution required / condition out fire safety measures
 Public Health – (assumes separate consultation with NHS England and NHS Property Services)
 Adult Health – need to consider mix/type of dwellings
 Minerals – accepted that prior extraction not viable
 Arts Heritage and Culture – records/storage/display of artifacts and ‘finds’ are separate matters
jointly between Rugby Museum and Warwickshire County Council.
 See also separate consultation response from Warwickshire Museum Services.
 S 106 – are continuing to work on Heads of Terms with Borough Council.
WCC – Archaeology
 Historic Landscape (ridge & furrow)
 Suggest that a detailed analysis of the quality of historic documentation should be undertaken in
order to confidentially assign significance to this heritage asset. ( are of the view that there is
potentially a significant quantity of historic documentation available)
 Do not agree that loss of ridge and furrow is only of minor/moderate significance.‐ considers
that significance of impact should be classified as ‘large adverse’. This impact should be given
significant weight in weighing up the public benefit of the scheme.


Archaeology
 Still concerned that insufficient evaluation carried out but prepared to accept a condition/legal
agreement covering implementation of a programme of archaeological work and secure
conservation of deposits.

 Historic Buildings
 Note proposed phased approach to production of a detailed Conservation Plan for ‘C’ Station –
but encourage production of a full Conservation Plan at the earliest opportunity prior to
submission of any reserved matters application which can be secured by condition.
WCC – Fire & Rescue
 No objection subject to standard condition
Coal Authority
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No observations – confirm site does not fall within defined coalfield.

Network Rail
 No objections – request a raft of conditions and informatives to protect Network rail interests
(some may not apply or be directly relevant)
Inland Waterways Association
 Inland Waterways Association
 Supports:
 Wish to see housing nearest to the Oxford Canal limited to two storey but would not object to
three storey if set back or partly hidden by trees/hedgerows.
 Wish to see ban on permanent moorings attached to canalside properties but request provision
of short term visitor moorings.
 Unsure of sufficient flood defence made along Clifton Brook
 Note will be improvement to the present condition of the public path from Hillmorton to the A5.
RBC – Housing
 Comments
 Note on‐going work re affordable housing which should meet sub‐market need in terms of
property type and tenure in Rugby Borough.
 Welcome introduction of mechanisms to keep affordable housing provision under review as
development progresses.
 Careful consideration should be given to phasing of affordable housing delivery and to ensure
mixed provision of housing.
Environment Agency
 No further comments to add to original consultation response.
Natural England
 Refer to previous response and wishes to make additional comments:
 Green infrastructure is of high quality but disappointed that there has been a net decrease in
overall quantity resulting in a further loss of the potential Local Wildlife Sites and ridge and
furrow. Therefore improvements to multi‐functionality should be made elsewhere to
compensate.
 Number of issues raised previously not been addresses.i.e.do green corridors include the
road/street within the 60/20m width / what length of Clifton Brook will be realigned?
 Re iterate previous concerns including importance of ensuring Green Infrastructure is realised
and delivered in full throughout the different phases . Strategy should be agreed at the outline
stage to ensure coordinated and committed approach to delivery, short, medium and long term
maintenance, monitoring and restoration of damaged or degraded areas.
European Protected Species
 Remind LPA of need, in respect of European Protected Species, to address the three tests prior to
determining the application.( no alternative solution, imperative reasons of overriding public
interest and maintenance of favorable conservation status)

Great Crested Newts
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Sets out guidance on protection of great crested newts and advise that phasing of development
involves phased translocation of newts into receptor sites which need to be identified well in
advance of translocation.
Also advise on green corridors / habitat creation
Recommend clear phasing plan is a condition requirement
A stand‐alone habitat management and maintenance plan will be required setting out how
habitats will be managed and maintained throughout the development and beyond secures
through S106 Agreement.
Acknowledge that appropriate surveys in relation to bats were undertaken in 2011 and again in
2013.
Point out that other potential species are protected by domestic legislation and should be
assessed in accordance with the standard advice.
Expect LPA to have regard to likely impacts on local biodiversity and geodiversity sites/local
landscape character/local or national biodiversity habitats and species and seek further
information and advice from appropriate bodies.
LPA should consider securing measures to enhance the biodiversity of the site from the applicant
if minded to grant planning permission.

Severn Trent Water
 No objections subject to standard condition.
Warwickshire Police (Crime Prevention)
 Refer to original comments.
(would be seeking meeting, including Traffic Management advisor, to go through proposals at
detailed stage)
Warwickshire Wildlife Trust
 Maintains objections
 No additional assessment to determine status of potential Local Wildlife Sites in masts site and
length of Oxford canal (up to 228 ha)
 Without this, the LPA has insufficient information to make sound and informed judgement
about impacts on biodiversity and wider ecological network. Therefore contrary to NPPF
 Not possible without evidence base to substantiate claim that a net gain in biodiversity can be
achieved or if mitigation and compensation can prevent a net loss in biodiversity overall.
 Inadequate mitigation proposed for Curlew and skylarks
 Inadequate assessment of habitats lost, retained and enhanced. Should use Warwickshire
Biodiversity offsetting matrix
 Insufficient information regarding long term phasing, delivery and management of ecological
mitigation and compensation to ascertain proposals can achieve a net gain in biodiversity in
accordance with paragraphs 109 and 118 of NPPF.
RBC – Access Officer
 No comments
English Heritage
 To be read together with original comments
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 Remind the LPA should ensure sufficient information submitted with regard to significance of
heritage assets, that should take account of d3esirability of sustaining and enhancing
significance of assets and putting them to viable uses consistent with their conservation.
 Also the importance of an heritage asset and the loss to its significance should be addressed in a
proportionate manner.
 Consider that the submitted information with regard to heritage issues now provides the LPA
with a sound evidence base upon which to weigh these issues.
 Consider ridge & furrow to be of National Importance and in considering application LPA should
address 3 issues in a reasonable and proportionate manner.
 Three questions:
 Does the development deliver a public benefit which outweighs the loss associated with its
impact on the historic landscape?
 Could the development be delivered elsewhere without this level of impact?
 Has the scheme been designed such that opportunities to preserve and enhance the significance
of the historic environment been maximized and has harm been avoided or mitigated as far as
can be reasonably achieved?
 Programme of archaeological investigation and publication of findings (including ridge & furrow)
should be secured by condition. Preservation, repair and reuse of ‘C’ Station secured by S106
Agreement. (should also relate to A station)
Warwickshire Police (Infrastructure)
 Strategic Infrastructure Assessment (SIA) submitted to RBC in August 2013 provides the evidence
base for requested financial contributions to police infrastructure.
 Seek clarification on:
 provision and location of the Safer Neighbourhood Team Office (SNT)
 phasing of contributions towards police infrastructure
 Preferred location for SNT office within/adjacent to District Centre
 SNT office will need to be available at an early stage ( i.e. prior to completion of 1000 dwellings) ‐
depending on timing of District Centre a temporary facility may be required.
 Completion of dwellings to trigger phased contributions (i.e. with completion of every 1000
dwellings)
WCC – Ecology (Warwickshire Museum & Natural Environment)
 Point out that County Ecological Services who advise RBC have been in consultation with the
applicants’ consultants for a number of years regarding the development of the site.
 Main ecological issues have been appropriately identified
 Level of importance of certain habitats however may not have been fully established (e.g.
potential Local Wildlife Sites)
 Residual impacts regarding sensitive bird species is not agreed. ( skylarks & curlew) ‐will suffer
losses not necessarily due to insufficient habitat but from disturbance by residents
 Broadly satisfied with strategic approach for compensating and mitigating ecological impacts
and the Green Infrastructure overview on how development links to wider landscape of
Warwickshire and Northamptonshire.
 Concern over lack of data at this stage to enable RBC to properly assess ecological impacts in
accordance with related policies and legislation – acknowledge that there is the potential to
acquire data as phases develop provided the Council is confident that impacts can be avoided /
mitigated / compensated for in a reasonable manner consistent with the NPPF.
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 Consider this would be best delivered as part of a S106 Agreement through a Construction,
Ecological Protection and Mitigation Strategy incorporating biodiversity offsetting as the
monitoring methodology and suggests wording for appropriate clause to be included as part of
the planning obligations .
RBC – Parks & Grounds / Green Spaces
 Broadly happy with proposals for provision of open space
 Note some loss of natural open space on Normandy Hill
 Express preference for Borough Council to take on the strategic management and maintenance
of the open space
 Suggests revisions to proposed triggers for delivery of the formal open space and NEAPS
 States sports pavilions/changing rooms should be tied to community buildings such as schools
 No objections to the Green Infrastructure plan/strategic landscape proposals
 Re play and sports provision – pleased that it is confirmed it will adhere to ‘FIT’ guidelines
LCADS Ltd. – Lighting Consultants
 No objections in principle
 With the exception of the way the Environmental Zones are generally referenced and used in
the report document and associated plans, this report provide a good assessment of the existing
lighting and the baseline situation.
 It highlights problems, particularly associated with DIRFT 1 and covers the reasons why
problems exist there in terms of equipment choice and use. It also stresses the improvements
possible and, apparently made, in relation to lighting on the newer phases of development
there.
 The situation and potential problems within the Rugby SUE site are also covered along with the
general mitigation strategies which can be identified at this application stage.
 The differences between the approach by LCADS Ltd to Environmental Zoning and that of PBA,
was set out in more detail in the first set of comments in 2011. It appears that the approaches
continue to differ on this aspect of the lighting assessment process.
 Nevertheless, as before, looking beyond this or ignoring it, the evaluations of the existing
lighting in the area is as it should be and the comments about future design standards, potential
mitigation of lighting effects etc. are reasoned and appropriate to an Outline Application.
CABE ‐ no comments
CPRE ‐ no comments
Western Power ‐ no comments
Open Spaces Society ‐ no comments
NHS Warwickshire ‐ no comments
Ramblers Association ‐ no comments
Twentieth Century Society ‐ no comments
National Grid / Gas ‐ no comments
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National Grid /Electricity ‐ no comments
Stagecoach ‐ no comments
DEFRA ‐ no comments
Rugby First ‐ no comments
OTHERS
Woodlands Trust
 Ask that further woodland creation is considered as part of the Green Infrastructure Strategy. Do
not consider the range of benefits provided by the woodland is fairly reflected in the proposals –
quote NPPF and the new England Biodiversity Strategy (woodland a high priority)
 Positive contribution woodland makes to health and well‐being, including improved air quality.
 Goes on to apply the Woodland Access Standard. Recommends:
 No person should be more than 500 m from at least one acre of acceptable woodland of not less
than 2 ha in size: should be at least one acre of accessible woodland of not less than 20ha within
4km.
 Figures show that Rugby has significantly below average access to both categories of woodland
therefore wish to see the scheme refined to provide more accessible woodland.

6. Relevant Planning Policies
6.1. National Planning Policy Framework 2012


Presumption in favour of sustainable development
Applications for planning permission must be determined in accordance with the development
plan unless material considerations indicate otherwise



Section 1. Building a strong, competitive economy
Economic Growth
Planning should encourage sustainable growth and significant weight should be given to
supporting economic development.



Section 2. Ensuring the vitality of town centres
Retail development outside town centre
A sequential test should be applied to applications (except in relation to applications for small
scale rural offices or other development). Proposals which fail the sequential test or would have
an adverse impact should be refused.
Retail, leisure and office development outside town centres
Should be subject to an Impact Assessment on existing, committed and planning public/private
investment in a centre(s) and on town centre viability and vitality. If there is no local threshold,
2,500 sq. m will apply. Proposals which would have an adverse impact should be refused.



Section 4. Promoting sustainable transport
Assessment of Transport Implications

54

Development which generates a significant amount of traffic should be supported by a
Transport Statement/Transport Assessment. It should be located to minimise the need to
travel/to maximise the opportunities for sustainable travel and be supported by a Travel Plan.
Large scale developments should include a mix of uses. A safe and suitable access should be
provided and the transport network improved to mitigate the impact of the development.


Section 6. Delivering a wide choice of high quality homes
Supply of housing should be boosted significantly and 5 year housing land supply maintained.
Housing density to reflect local circumstances. Housing applications should be considered in the
context of the presumption in favour of sustainable development. Local planning authorities
should plan for a mix of high quality housing and create sustainable, inclusive and mixed
communities. Supply of housing can sometimes be best achieved by extensions to existing towns.



Section 7. Requiring good design
Good Design
Development should add to the overall quality of the area; establish a strong sense of place;
optimise the site potential; create and sustain an appropriate mix of uses; support local facilities
and transport networks; respond to local character and history while not discouraging
appropriate innovation; create safe and accessible environments which are visually attractive as
a result of good architecture and appropriate landscaping. Planning permission should be
refused for development of poor design.



Section 8. Promoting healthy communities
Safe and Accessible Environments
Development should aim to promote mixed use developments, the creation of strong
neighbouring centres and active frontages; provide safe and accessible environments with clear
and legible pedestrian routes and high quality public space.



Section 10. Meeting the challenge of climate change, flooding and coastal change
Adapting and Mitigating Climate Change
Energy efficiency improvements to existing buildings should be supported. New development
should comply with local polices for decentralised energy supply unless it can be demonstrated
that this is not feasible or viable. Account should be taken of the landform, layout, building
orientation, massing and landscaping to minimise energy consumption.
Development and Flood Risk
New development should be planned to avoid increased vulnerability to the impacts of climate
change. Inappropriate development in areas of flood risk should be avoided by directing it away
from areas at higher risk. Where development is necessary it shall be made safe without
increasing flood risk elsewhere. Applications should be supported as appropriate by a site‐
specific Flood Risk Assessment, a Sequential Test and, if required, the Exception Test.



Section 11. Conserving and enhancing the natural environment
Biodiversity
Development resulting in significant harm to biodiversity or in the loss of/deterioration of
irreplaceable habitats should be refused if the impact cannot be adequately mitigated, or
compensated. Proposals to conserve or enhance biodiversity should be permitted and
opportunities to incorporate biodiversity into new development encouraged.
Development within a close proximity to specified sites should not normally be permitted where
an adverse effect on the site’s notified special interest features is likely. An exception should
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only be made where the benefits clearly outweigh the impacts. The presumption in favour of
sustainable development does not apply where development requiring Appropriate Assessment
under the Birds or Habitats Directives is being considered or determined.
Pollution
New and existing development to be prevented from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of soil, air, water or
noise pollution or land instability. Contaminated land to be remediated where appropriate.
Agriculture
Economic benefits of best and most versatile agricultural land to be taken into account. Areas of
poorer quality land to be used in preference to that of higher quality.


Section 12. Conserving and enhancing the historic environment
Conservation of Heritage Assets
Account should be taken of the desirability of sustaining/enhancing heritage assets; the positive
contribution that they can make to sustainable communities including economic viability; and
the desirability of new development making a positive contribution to local character and
distinctiveness. When considering the impact of a new development, great weight should be
given to the asset’s conservation.
Planning permission should be refused for development which would lead to substantial harm
to or total loss of significance unless this is necessary to achieve public benefits that outweigh
the harm/loss. In such cases all reasonable steps should be taken to ensure the new
development will proceed after the harm/loss has occurred.



Section 13. Facilitating the sustainable use of minerals
Development should not normally be permitted in mineral safeguarding areas where they might
constrain potential future use.



Decision‐taking
Determining applications
Planning system plan led. Applications must be determined in accordance with the development
plan unless material considerations indicate otherwise. NPPF a material consideration in planning
decisions. Local planning authorities should apply the presumption in favour of sustainable
development.
Planning conditions and obligations
Planning obligations should meet relevant tests (necessary, directly related to development and
fairly and reasonably related in scale and kind). Local planning authorities should be sufficiently
flexible to prevent planned development being stalled. Planning conditions only to be imposed
where necessary, relevant to planning and to the development to be permitted, enforceable,
precise and reasonable in all other respects.

6.2. Rugby Borough Core Strategy June 2011





Policy CS1: Development Strategy
Ranks settlements according to their size and range of services and therefore capacity for
growth. New development should primarily be focussed within the town centre and at the two
proposed urban extensions.
Policy CS2: Parish Plans
To be taken into account
Policy CS4: Rugby Radio Station Sustainable Urban Extension
Identifies Rugby Radio Station as a Sustainable Urban Extension and outlines the key elements
that should be considered within a proposal.
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Policy CS9: Office Development
The focus for office development will be in the town centre.
Policy CS10: Developer Contributions
Infrastructure contributions will be sought “on site”; however where this is not possible an “off
site” (commuted) contribution will be negotiated. The type, amount and phasing of
contributions sought from developers will be related to the form and scale of the development,
its potential impact on the site and surrounding area and the levels of existing infrastructure and
community facilities. The Planning Obligations SPD should be read in conjunction with CS10.
Policy CS11: Transport and New Development
Prioritises sustainable modes of transport and encourages measures to mitigate against the
transport impacts which may arise from development. The Planning Obligations SPD should be
read in conjunction with CS11.
Policy CS12: Strategic Transport Improvements
Identifies which transport corridors may be affected by the town’s growth and advocates that
appropriate mitigating measures are put in place via strategic transport initiatives.
Policy CS13: Local Services and Community Facilities
New local services and community facilities will be permitted to meet the needs of local
communities. Services and facilities should be provided at walkable distances in order to reduce
reliance on car journeys.
Policy CS14: Enhancing the Strategic Green Infrastructure Network
Where appropriate new developments must provide suitable GI linkages throughout the
development and link into adjacent strategic and local GI networks or assets, where present.
Policy CS15: Green Infrastructure Allocations
Identifies four Green Infrastructure Allocations. The allocations must balance appropriate public
access with sufficient protection and enhancement of existing GI assets and provide appropriate
linkages to safeguarded GI assets contained within the adjacent urban extensions.
Policy CS16: Sustainable Design
Identifies standards of sustainable development that should be achieved within all
developments. Takes into account historic environment, heritage assets, SUDS, renewable
energy, and water conservation standards.
Policy CS17: Reducing Carbon Emissions
Development of the SUEs will achieve the highest technically feasible and financially viable
carbon efficiency standards of the Code for Sustainable Homes. Actual provision will be
determined through negotiation, taking account of individual site characteristics and issues
relating to the viability of development.
Policy CS18: Portfolio of Employment Land
Makes provision for 67 Hectares of new employment land, split between Rugby Radio Station
(31Ha) and Gateway site (36Ha). This will include B1, B2 and B8.
Policy CS19: Affordable Housing
Affordable housing should be provided on all sites of at least 0.5 Ha in size or capable of
accommodating 15 or more dwellings. 1 Ha / 30 dwellings or more should provide 40%
provision.

6.3. Rugby Borough Local Plan, July 2006 ‘saved policies’



Policy GP2: Landscaping
Landscape aspects to form an integral part of the overall design
Policy E6: Biodiversity
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Features of ecological and geological importance, in particular priority habitats/species and
species of conservation concern to be safeguarded, maintained and enhanced. Where loss of
habitat unavoidable, adequate mitigation measures to be undertaken and only where not
possible adequate compensation measures should be implemented.
Policy T5: Parking facilities
Satisfactory parking facilities to be provided based on the Borough Council’s standards
Policy LR1: Open Space Standards
Provision of open space to be in accordance with the Council’s standards
Policy LR3: Quality and accessibility of open space
Open space to be high quality and accessible, appropriately maintained, attractive, enhances the
natural environment, provides appropriate ancillary facilities and equipment, accessible by choice
of transport and avoids loss of amenity to residents, neighbouring uses or biodiversity.
Policy H11: Open space provision in development in urban area
To be read with policies LR1 and LR3

6.4. Supplementary Planning Documents




Planning Obligations SPD, March 2012 (RBC)
Sustainable Design and Construction SPD, February 2012 (RBC)
Housing Needs SPD, March 2012 (RBC)

7. Determining Considerations
7.1. Under the provisions of Section 38(6) of the Planning and Compulsory Purchase Act 2004, decisions on
planning applications must be in accordance with the development plan unless material considerations
indicate otherwise. This requirement is re‐iterated in the NPPF (paras.2, 11, 196 and 210). The NPPF
itself provides both guidance to local planning authorities and is a material consideration to be taken
into account in coming to planning decisions (paras 2, 13 and 196).
7.2. Section 38(3)(b) of the 2004 Act defines the development plan as the development plan documents
(taken as a whole) that have been adopted or approved in that area.
7.3. The development plan in Rugby Borough comprises:




The Local Development Framework Core Strategy, June 2011
Saved policies from the Rugby Borough Local Plan, July 2006
Saved policies from the Warwickshire Structure Plan, 1996‐2011

7.4. Material considerations include any consideration relevant in the circumstances which has a bearing on
the use or development of land. The material considerations to be taken into account in considering the
merits of this application include the development plan referred to above, the NPPF, national guidance
and supplementary planning documents together with responses from consultees and representations
received from all other interested parties in relation to material planning matters.

Principle of Development
7.5. The Local Development Framework Core Strategy forms the basis of the Council’s plan led approach to
the delivery of residential and other development in the Borough over the period 2006 – 2026. The
development strategy contained in policy CS1 sets out a settlement hierarchy comprising a sequential
approach to sustainable site selection.
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7.6. The application site is allocated as prescribed through the provisions contained within Core Strategy
Policy CS4: Rugby Radio Station Sustainable Urban Extension, as identified on the Urban Proposals Map.
CS4 sets out a range of land uses that any proposal for the site must deliver and these are set out below.
The Core Strategy was adopted in June 2011, following extensive development and consultation and
subsequent test at an Examination in Public by an Independent Inspector. The principle of development
is therefore established. The content of Policy CS4 is repeated in bold below and each requirement is
addressed in turn.
7.7. The main considerations to be taken into account in determining the application relate to including the
provision of affordable housing, the transport and highway safety implications, the provision of
necessary onsite facilities, including schools, the impact on biodiversity and technical issues relating to
noise, air quality and flood risk having regard to relevant policies contained in the development plan and
in the National Planning Policy Framework (NPPF).
7.8. CS4 requires the site to be able to accommodate between 5000 and 6200 homes. The submitted
Development Specification identifies that the proposal will deliver a total of 6,200 homes, which is
consistent with the policy.
“A target of 31 (indicative gross maximum) hectares of employment land in use class B1, B2 and units
up to 5000 sqm of B8. This should include an element of provision as new business incubation units”
7.9.

CS4 identifies a target provision of 31Ha of B1, B2 and B8 units up to 5000sqm in size. Although CS4 only
contains a target requirement, Core Strategy policy CS18: Portfolio of Employment specifically requires
the site to accommodate 31Ha of employment land consisting of B1, B2 and B8 onsite.

7.10. In their submitted Local Economic Development Strategy (LEDS), the applicant advises that although the
provision of onsite employment does not total 31Ha, it does deliver the numbers of jobs to meet the
provisions of Core Strategy policy CS18: Portfolio of Employment Land. The LEDS details that the site will
contain a total of 20Ha of dedicated employment land, which will accommodate 60,000sqm of
floorspace. In addition, 9Ha of employment land will also be contained within the mixed use parcels,
District and Local Centres. These areas will contain 40,000sqm of employment floorspace.
7.11. This does not total 31Ha, but it is worth making reference to the National Planning Policy Framework’s
definition of Economic Development, at Appendix 2: Glossary as “Development, including those within
the B Use Classes, public and community uses and main town centre uses (but excluding housing
developments)”. The Core Strategy predates the NPPF and as such does not take account of this
consideration. In addition to the 40,000sqm, the mixed use areas and District and Local Centres will also
contain uses which although not B class uses, will deliver jobs that are related to the number of people
living on the site.
7.12. Although the total amount of employment land is marginally less than the CS18 requirement of 31Ha by
2Ha, it is important to refer back to CS4 in this instance. CS4 is the overarching policy that governs the
delivery of the allocation as a sustainable urban extension, where consideration is made of the site in its
totality and not one land use in isolation. The clear intent of Policy CS4 is to develop a new sustainable
community with a vibrant mix of uses.
7.13. With this in mind, and the publication of the National Planning Policy Framework after adoption of the
Core Strategy, the provision of employment land as part of the sustainable urban extension is
considered to be acceptable.
7.14. Turning specifically to the provision of B1a on the site, the NPPF, section 2: Ensuring the Vitality of Town
Centres is clear this is a town centre use. CS18 accordingly only permits this use where it is genuinely
ancillary to another use. It is therefore important to ensure when future detailed applications are
submitted, the amount of B1a is limited as a consequence.
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7.15. This will require a robust condition to both limit the size of individual B1a units and prevent large scale
B1a developments, such as office parks which may impact upon Rugby town centre. This would ensure
that the application is consistent with the provisions of the NPPF, section 2: Ensuring the Vitality of
Town Centres and CS18.
“Make provision for the reservation of land should it be necessary for a new train station on the
up/down slow lines (also known as the Northampton Loop) of the West Coast Main Line subject to
the feasibility and delivery of the station being ascertained and secured.”
7.16. CS4 requires that any proposal on the allocated site must include the reservation of land, should it be
necessary, to provide a new train station on the existing ‘Northampton Loop’. There is no business case
for a train station and no requirement has been identified as part of the evidence produced for the
proposal. Therefore, it is considered that this policy provision is no longer relevant to this proposal. The
developable area within the red line of the application site does not include land which in early stages of
the Core Strategy was originally identified for a train station. The potential for future provision,
however, is not compromised by the approval of this application.
“High quality public transport services to Rugby Town Centre provided to each phase of development
prior to first occupations in that phase.”
An all traffic route connecting the site to the Town Centre via Clifton Road / Butlers Leap / Rugby
Road at the appropriate stage of the overall development.
Provision of a comprehensive cycle network to link residential areas with the key facilities on the site,
such as schools, health centres and food stores; and comprehensive connections to existing adjacent
developed areas.
Further on‐site and off‐site measures to mitigate transport impact as detailed in the Infrastructure
Plan, including access to the local road network as deemed necessary through the Transport
Assessment and agreed by Warwickshire County Council and the Highways Agency. These measures
will take account of the proposals within the Infrastructure Delivery Plan which will evolve.”
7.17. The Infrastructure Delivery Plan contained within Appendix 3 of the Core Strategy has been further
developed into a package of specific transport mitigation measures for the development, both on and
off the site. These include the provision of a high quality public transport service to Rugby Town Centre,
in the first instance the first new bus is to be in place on completion of 300 homes and the second on
completion of 800 homes. Future triggers in respect of public transport are to be agreed with the
provider, Stagecoach. The provision of the all traffic route connecting the development to the Town
Centre, via Butlers Leap will be delivered by the completion of 1,750 homes on the site. As required by
CS4, this route will also incorporate a cycle route linking the site to the Butlers Leap junction. In
addition, an offsite contribution for a pedestrian and cycle link provision will be made on the completion
of 1000 homes. The Development Framework Plan and associated Access and Movement Parameter
Plan shows how an onsite comprehensive network linking key facilities and locations on the site,
including schools and the centres will be delivered.
7.18. Considerable work has been undertaken by the applicant in consultation with WCC Highways to develop
both the on and offsite mitigation measures, the details of which have been agreed by both WCC
Highways and the Highways Agency.
“Provision for at least one secondary school and three primary schools or as otherwise might be
agreed with the Local Education Authority.”
7.19. The site will provide one secondary and three primary schools that are required by CS4.The size and
triggers are agreed by the Education Authority and detailed in the Heads of Terms, which are included in
section 9 (Delivery Management) below.
“Provision for at least one district centre and three local centres.”
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7.20. As required by CS4, the site will contain a district centre and three local centres, which are associated
with the provision of the secondary and three primary schools. . Although not specifically prescribed in
CS4, the district and local centres must provide sufficient community provision to support the
development, as required by CS13 and the NPPF. It is therefore considered that the provision of
community facilities and retail as detailed in the Retail Impact Assessment, produced by Nathaniel
Lichfield and Partners, is commensurate with what would be expected for a development of this scale.
7.21. In addition to providing District and Local centres, as required by CS4, the proposal includes the delivery
of a hotel. Although not specifically required by CS4, the inclusion of a hotel is considered appropriate as
part of a sustainable urban extension of this size and will enhance and support the attractiveness of the
employment offer on the site.
“Appropriate onsite health care provision as agreed by the Primary Care Trust.”
7.22. Consultation with NHS England has confirmed that the primary health care of the residents for 6,200
homes will require the provision of 8 General Practitioners (GPs), at a total of 1,005 sqm floorspace. The
Development Specification details that there will be up to 2,900 sqm of provision for D1 use, which GP
falls within. The Heads of Terms identifies a trigger for implementation of this requirement at 3400
homes. NHS England has indicated that provision through one facility within the District Centre will be
appropriate.
“Onsite sustainable waste management facilities, where appropriate.”
7.23. CS4 requires the provision of onsite sustainable waste management facilities, where appropriate. As
part of their submission the applicant has produced a Construction and Operation Waste Management
Paper. In this, the applicant acknowledges the Borough Council’s interest in a more advanced waste
facility, which has been detailed in the Council’s Refuse and Recycling Policy Design Guide for
Developers. However, the applicant has stated that it is more appropriate for this to be addressed
through the development of the Design Guides at each Key Phase, rather than be committed to a
particular technology at the outline stage, which given the scale of the development, is considered
acceptable.
7.24. Notwithstanding this, a contribution of £2 million is identified in the Heads of Terms for the provision of
bins for each new dwelling throughout the life of the development. Furthermore, the Waste
Management Strategy, which will be implemented to deliver the waste management onsite will also be
reviewed at each Key Phase.
“An assessment of the energy requirements of the proposed development and measures to minimise
energy use and include Renewable Energy generation.”
7.25. CS4 requires that an assessment of the energy requirements of the proposed development and
measures to minimise energy use are submitted including details of any renewable energy generation
onsite.
7.26. The Core Strategy contains specific policies in relation to sustainable design and construction contained
within CS16: Sustainable Design and CS17: Sustainable Construction. CS16 requires all residential
development to achieve 10% or greater than building regulations water efficiency, for commercial
development this must demonstrate water efficiency of the relevant BREEAM very good standard. CS17
requires that all new development must achieve 10% energy efficiency saving.
7.27. Specifically in relation to the Core Strategy allocations, CS17: Sustainable Design requires development
achieve the highest technically feasible and financially viable carbon efficiency standards of the Code for
Sustainable Homes possible, even when these standards are higher than those expected at the national
level. Where lower than policy requirement is proposed, this should be demonstrated through the
provision of a Financial Viability Appraisal. If subsequent planning applications propose sustainability
measures lower than policy requirements then suitable financial and technical feasibility evidence will
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need to be provided in line with the Sustainable Design and Construction SPD. Financial Viability is
covered in the section below.
7.28. The applicant has submitted an Energy Statement as part of the application which discusses the
potential low and zero carbon energy solutions for the development. This details that issues relating to
sustainability will be addressed in reserved matters applications, for each Key Phase. However,
appropriate conditions will apply to the outline application that all development will achieve above
Building Regulations to comply with both CS16: Sustainable Design in relation to water efficiency and
CS17: Sustainable Construction in relation to energy efficiency.
“Comprehensive onsite Green Infrastructure Network which links to adjacent networks and utilises
existing habitats and historic landscapes where possible.”
7.29. CS4 requires a comprehensive onsite Green Infrastructure (GI) Network which links to adjacent
networks and utilises existing habitats and historic landscapes, where possible. In addition to this the
large area of land to the north of the Clifton Brook, as identified on the Core Strategy Green
Infrastructure Proposals Map, is allocated through Core Strategy policy CS15: GI Allocations as a GI
allocation with a focus for wetland and grassland habitats with provision for managed public access. Part
of this area of land is also designated a non‐statutory Local Wildlife Site.
7.30. The submitted GI Strategy details the extensive onsite GI network and seeks to utilise as much of the
existing natural and historic assets as possible onsite, including important sections of ridge and furrow
and natural habitats for existing populations. The applicants have worked collaboratively with the
relevant stakeholders to ensure that the GI Strategy fulfils their requirements.
7.31. Turning to the provision of onsite open space, this must meet the requirements of saved local plan
policy LR1: Open Space Standards; LR3: Quality and Accessibility of Open Space; H11: Open Space
provision in residential developments in the urban area and the open space standards as contained
within the Planning Obligations Supplementary Planning Document (SPD).
7.32. Considerable negotiation has taken place on the amount and type of open space to be provided.
Agreement has been reached on the actual provision in accordance with the saved local plan policies
and SPD required for the site. There is a balance to be struck between the provision of formal and
informal open space on a site where there are complex ecological issues to be addressed. The under
provision of the formal open space required against the standards contained within the SPD are
considered acceptable in light in the considerable over provision of the informal open space and the
appropriate public access to the above mentioned GI Allocation.
Land Supply and Principle of Development
7.33. The very significant contribution that the development can make to housing land supply needs to be
considered in the context of government policy contained in section 6 of the NPPF which seeks to
significantly boost the supply of housing and deliver a wide choice of high quality homes (para.47). It is
stressed that applications for housing should be considered in the context of the presumption in favour
of sustainable development (para.49). The Borough Council cannot currently demonstrate a 5 year
housing land supply as required by the NPPF. This adds weight in favour of allowing the proposal. The
delivery of the site will form the majority of the strategic growth of housing in the Borough.
7.34. The application for a mixed‐use housing and employment proposals is in principle acceptable in
accordance with policy CS4 and the NPPF.
Financial Viability
7.35. As stated above the financial viability of the site has been a key consideration in forming this
recommendation; most notably in respect of the S106 items. The most expensive items are education
and transport, however these are also the most important to enable the delivery of the site.

62

7.36. As part of the submission package, on behalf of the applicants, consultants Savills have produced a
Financial Viability Appraisal (FVA). Given the complex nature of such a large site, independent surveyors,
Gerald Eve (GE), were appointed on behalf of the Council to consider the FVA.
7.37. Although the principal purpose of this document is to justify the level of affordable housing onsite, it
also serves to identify what else the site can support in terms of other S106 items and also when they
can be delivered.
7.38. This is particularly pertinent in reference to the link road, when considered alongside the outputs of the
transport modelling, both of which have determined that this should be completed prior to the
occupation of 1750 dwellings. It is considered that it would be unreasonable to require the delivery of
the link road earlier in the development, in light of this evidence and the viability to deliver earlier in the
development, given that the first phase will be accessed off the A428, which is to the south west of the
site.
7.39. The FVA contains commercially sensitive information and is confidential. This advice is contained within
the Housing Needs Supplementary Planning Document, at paragraph 5.74. This is consistent with the
approach taken with other planning applications that are supported by FVAs.
7.40. It is also important to note that the FVA has had to consider the viability of a site to be delivered over a
20 year period, which clearly makes the assessment more complex because of the fluctuating economic
cycles. A development of this scale has significant upfront development costs before there is a net
positive cash flow. Such factors have been taken into account within the FVA work to inform what S106
contributions/obligations it can bear. With this in mind, it is considered that the S106 contributions as
detailed in the Heads of Terms, in section 9, as negotiated by officers is the most policy compliant
package that can be achieved without over burdening the site to the point of becoming unviable and
therefore undeliverable.
Affordable Housing
7.41. Although the financial viability of the entire site is of importance, it is a policy requirement to
demonstrate viability against the requirements of CS19: Affordable Housing in the first instance.
7.42. Core Strategy policy CS19 sets out a target affordable housing provision of 40% on sites exceeding 1ha in
size or capable of accommodating 30 or more dwellings. In circumstances where it is demonstrated that
such a target is likely to threaten the financial viability of a scheme, policy CS19 is clear that the Council
will consider a reduced target. If this is the case Core Strategy paragraph 9.11 states that it is for the
applicant to demonstrate that the viability of the scheme would be vulnerable, through the submission
of a viability appraisal.
7.43. Furthermore the Housing Needs Supplementary Planning Document (SPD) provides guidance on the
preferred mix which is 75% social rent and 25% shared ownership, where the viability of the proposal
allows. The SPD predates the introduction of Affordable Rent and although this is an accepted
affordable tenure, the mix as detailed in the SPD is the preferred approach.
7.44. As part of the resubmission of supporting information the applicant has produced a Financial Viability
Appraisal (FVA) to demonstrate that delivery of 40% affordable housing onsite (75% of that provision
being social rented and 25% share ownership, as per the SPD), would render the scheme unviable. The
required submission includes a policy compliant ‘baseline model’ which assumes that the site will deliver
40% affordable housing and all S106 contributions requested by stakeholders (which are considered to
be sound requests). This also includes the cost of delivering the required education and transport
mitigation.
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7.45. In the first instance GE were asked to confirm that the applicants were correct in their FVA that 40%
onsite affordable housing would compromise the viability of the site. As part of this, GE considered the
robustness of the model and the inputs assumed such as build costs and so on.
7.46. With such a lengthy build out period, the FVA has to make different assumptions accordingly. The main
one is the assumed profit that the developer will make. Ordinarily on a smaller site, a straightforward
end of development profit will be assumed. However, for the Radio Station site, this has to be done
differently. The FVA assumed an internal profit which effectively rolls on from one Key Phase to another,
which is referred to as the Project Profit. GE confirmed the appropriate level for this is 20% because of
the level of risk. Agreeing the Project Profit allowed GE to then determine what affordable housing the
site can take.
7.47. On confirmation from GE that the policy compliant ‘baseline’ model would not achieve the agreed
target of 20% Project Profit, the applicant was asked to revisit the model. They were asked to provide an
affordable housing mix that the Council could consider that would allow the Project Profit to be
achieved. This report seeks agreement on the affordable housing mix to be provided on the first phase
of development and the mechanism by which affordable housing provision will be agreed for the second
phase and onwards.
7.48. It is anticipated that Key Phase 1 (KP1) will delivery approximately 1000 dwellings. The recommended
affordable housing provision for this first phase is as follows:
a)
Nil affordable housing until the 350th occupation;
b)
8 Shared Ownership dwellings between the 350th and 500th occupation; and
c)
10% of dwellings to be Shared Ownership/Affordable Rent, split 50/50 for the remainder of Key
Phase 1.
7.49. It is worth drawing attention to point a) above. There will be a substantial financial outlay before any
returns, in the form of house sales, are realised. The costs are ‘front ended’ which is acknowledged in
the FVA resulting in a negative return for KP1 – on its own it cannot achieve a profit of 20%. This is only
met when KP1 is considered as part of the development as a whole. This creates a much higher risk for
the project at the beginning, which is a critical time to ensure that the development can get underway.
Consequently, officers consider it appropriate for affordable housing delivery to not take place until the
350th house is occupied.
7.50. Future phases of the development need to be addressed differently in the Heads of Terms and S106
agreement, as there is less certainty of the circumstances in which they will be built with regards to
viability. Therefore, a Review Project Appraisal Mechanism has been built into the Head of Terms as
part of this recommendation, which can be used by the Council in the future when each Key Phase is
considered. Without the knowledge now of what the economic circumstances will be like in the future,
this is the best way to ‘future proof’ the ability of the Council to reach policy compliant affordable
housing provision ‐ whatever that policy requirement may be at the time.
7.51. The target to be achieved when implementing the review mechanism will always remain 20% Project
Profit and each review will consider the development in its entirety. The intention will be to review the
affordable housing provision upwards towards policy compliance at each review point of the scheme.
The details of the Review Project Appraisal Mechanism are contained in the Heads of Terms and
therefore do not need to be repeated here. However, the review will essentially consider the actual
profit achieved on completed phases plus informed assumptions and forecasts about what profit will be
achieved on remaining phases. This mechanism ensures that the whole site is appraised and historic
performance is not ignored.
7.52. If a greater than expected profit has been achieved on a completed phase, then the mechanism will seek
to ‘claw back’ some of that additional profit to feed into the delivery of affordable housing on future
phases, up to the Core Strategy policy CS19 40% target for affordable housing provision, or any different
future prevailing policy percentage.
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7.53. As indicated above, beyond KP1, the provision of the amount and type of affordable housing for the
entire development cannot be determined at this stage. However, the agreed Heads of Terms provides
some parameters in relation to the affordable housing tenure that will be provided.
7.54. As stated, the overarching intention for the site is to create an inclusive, balanced and sustainable
community. With this in mind, the agreed Head of Terms state that the total affordable housing
provision on any phase will contain no more than 50% socially rented units. There remains a clear need
in Rugby Borough for socially rented accommodation. However, when this need is balanced against
current deliverability issues with this specific tenure and the implications of a phase of development
containing a disproportionate quantity of this type of accommodation, this parameter is considered
acceptable.

Design and Layout
7.55. Though the application comprises a large site of some 473 hectares, because of related constraints the
actual extent of the developable area is much smaller. The key challenge in terms of design and layout
is to successfully accommodate all the demands being placed upon the site and to properly control and
manage the delivery of the proposed development over the plan period.
7.56. Based on the SUE allocation within the Borough Council’s adopted Core Strategy, there is not only a
requirement to build in scope within the scheme to provide for the required land uses in accordance
with strategic planning policy, but also to take into account the topography, landscape characteristics,
technical constraints and requirements (access/water environment/pollution) heritage constraints,
ecology, green infrastructure and open space and, in the light of adopted planning policies, standards,
related legislation and codes of practice, and to reasonably mitigate the impacts on all of these factors.
7.57. The ‘Additional Information Submission’ includes an updated version of the Design and Access
Statement.
7.58. This sets out the design intentions for the proposed development as part of the suite of documents
submitted in support of the outline planning application as referred to in section 3 above. Its key focus is
on the principles, concepts, strategic design and intended character of the specified proposed
development. Its purpose is to describe, explain and justify the development proposals for the Rugby
Radio Station site. It plays a central role as a proponent and a record of an overarching vision for a place
and provides a clear statement of intent by establishing the purpose and principles which development
is designed to fulfil and its delivery through multiple phases of development.
7.59. It is part of the outline planning application and explains the current proposals. The scheme has been
designed to ensure development on the Rugby Radio Station site is future proofed. This will allow
sustainability and performance standards to be introduced throughout the course of the development
as technologies and legislative requirements demand.
7.60. In order to realise the aspirations for the scheme (as set out in Section 3 above) and in seeking to
maintain consistency over time, it is proposed to: a) build in design and quality control mechanisms as
detailed proposals are prepared, and b) manage delivery over time through related formal planning
obligation requirements and planning conditions. (Section 9 below explains more on the proposed
delivery management)
7.61. The applicant states that in setting the strategic framework for the proposed sustainable urban
extension, the key aims seek to achieve the following:
 A community in which face to face contact, active street life are encouraged;
 A society in which the interdependence of residents, businesses and local institutions is established;
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An economy which provides meaningful work for local people in businesses of many kinds and sizes,
which encourages vigorous patterns of exchange based on streets and focal places, and which
directs people first and foremost to Rugby town for higher‐order leisure and cultural activities;
A place which supports all the above by providing great streets and public realm, a wide mix of
adaptable housing and other building types, varied and appropriate green infrastructure; and
An environment that is enhanced not exploited and which sets the natural limits to development.

7.62. The range of proposed land uses is designed to accord with policy CS4 of the Rugby Borough Core
Strategy and provides the opportunity for a vibrant and mixed community to grow and mature as an
important part of Rugby town.
7.63. It is vital part of the strategic design process to set and establish appropriate parameters as a framework
for the development especially for such a large scale development.
7.64. The updated Design and Access Statement incorporates a number of consolidated changes. These are to
address the comments received on the outline planning application, to reflect discussions with Rugby
Borough Council and stakeholders, to respond to further information requests and also take account of
the consented DIRFT II Zone 3 application and proposals for DIRFT III.
7.65. As a result, a suite of six parameter plans now form the basis of the outline planning application. These
are set out and briefly described in Section 3a ii above and include:
i.
The Planning Application Boundary
ii.
The Development Framework Plan
iii.
Access ad Movement
iv.
Green Infrastructure Plan
v.
Density, and
vi.
Building Heights
7.66. The design of these has evolved following evaluation of the ‘site opportunities’ and ‘site factors and
design influences’. Evaluation of the ‘site opportunities’ considered physical characteristics, economic
characteristics and sustainable and social influences. The strategic design has also been strongly
influenced by certain key site factors which, together with the resulting design responses, are as follows:
 Heritage and Archaeology ( Ridge & Furrow, Listed ‘C’ & ‘A’ stations, the 1926 masts, Oxford Canal
and Hillmorton Locks) Design responses: ‐
 retain areas of ridge and furrow with opportunities for interpretation and an appropriate
management regime
 retain the ‘C’ Station (and ‘A’ Station) and create a focus for the district centre. Identify
opportunities for its temporary and long term use;
 Incorporate the locations of the largest masts into the interpretation of the layout of the
development framework;
 create green infrastructure links that connect the new development to the Oxford canal and
Hillmorton Locks Conservation Area and the development.
 Ecology (hedgerows and trees, species‐rich grassland, Aquatic habitats) Design responses:‐
 retain area of grassland within the flood plain as a large single unit with an appropriate
management regime;
 retain some ponds for Great Crested Newts (GCNs) and create new ponds for GCN relocation
 Integrate and link the retained network of hedgerows, ditches and important ponds and ridge
and furrow through a network of Suds and habitat corridors
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 Create green links that can be connected with similar green infrastructure on the east side of
the A5;
 establish suitable replacement habitats associated with the new mixed use access route
Topography & Hydrology (topography, floodplain) Design responses:‐
 take advantage of viewpoints for landmark buildings across the site
 ensure massing is sensitive to undulating topography and views, in particular the prominent
Normandy Hill.
 limit development in the floodplain area, and
 retain grassland areas and create wetland and meadows to reduce flood risk within the flood
plain as a large single unit with an appropriate management regime.
Transport Network (strategic network, local connectivity) Design responses:‐
 reduce the need to travel outside the SUE for day to day needs, education and some
employment
 creation of a link road towards Rugby’s Town Centre
 strategic pedestrian/cycle route along the link road
 the introduction of new public transport links to Rugby’s Town Centre and surrounding area
 vehicle pedestrian cycle access on the A5 and A428
 pedestrian and cycle links to Hillmorton via Hillmorton Locks and Moors Lane
 creation of pedestrian, cycle and public transport links to existing DIRFT, approved DIRFT II and
planned DIRFT III
 Development Framework is permeable with good quality pedestrian and cycle links through the
site.
DIRFT. Design responses:‐
 provide an appropriate mix of uses to create a sensitive interface with DIRFT II, and
 position new areas of dedicated employment land on the southern edge of the SUE as a buffer
between residential development and the consented DIRFT II development.

7.67. In brief, the Design and Access Statement explains how the design has evolved over the last 10 years
from its original concept in 2003 culminating in a more detailed design enquiry event comprising a series
of technical workshops in June 2009. As a result, a key set of design principles underpin the
development framework and the outline planning application. These can be summarised as follows:




‘High Order Principles’
 walkable neighbourhoods and permeable network of streets
 active frontage streets
 vibrant mixed communities
 sustainable design
 distinctive urban form
‘Context Sensitive Principles
 consider key influences
 ensure positive connections to DIRFT
 utilise key assets
 facilitate community cohesion
 cultural programming
 a logical extension to Rugby in relation to morphology and connections
 sensitive and creative responses to heritage and ecological features
 sustainable transport modes
 intensification of residential and commercial development at appropriate
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7.68. These design principles are captured in the formal Parameter Plans. The updated Parameter Plans
constitute the formal planning application drawings and have been prepared in order to ‘fix’ key design
elements of the scheme in the outline consent.
7.69. As referred to and explained in more detail in other sections of the report, the likely significant
environmental impacts of the strategic design have been assessed in the Environmental Statement and
further updated as a result of comments on the initially submitted outline application.
7.70. To further amplify the design approach, the Design and Access Statement contains additional supporting
material to illustrate elements of the overall design concept. In addition to explaining more fully the
philosophy behind the design and layout of each of the parameter plans, (see section 3a iv above) it
includes illustrative material to provide a flavour of how it is envisaged key features within the
development should be accommodated/are likely to look ‐ e.g. informal pocket parks /sections through
streets / transition zones between the urban and rural. It also includes several section drawings along
the length of the proposed link road as a visual aid to understanding the levels and degree of impact and
how it is envisaged it will sit in the landscape.

7.71. Furthermore, in design terms, it illustrates and promotes the ‘place making’ approach by identifying the
potential to create eight distinct areas across the development that will add to its character and identity,
describing and providing a concept drawing for each one to illustrate its particular content and
character. These are identified as:
1. Central Place
2. Neighbourhood Place 1
3. Neighbourhood Place 2
4. Integrated Living and Working
5. Rural Place
6. Normandy Hill
7. Clifton Meadows
8. Moors lane
7.72. Whilst only indicative, this additional material will inform subsequent design guides and site briefs that
will be required to be prepared prior to submission of reserved matters applications.
7.73. One very important component contributing to the overall design and layout is the inter‐related
strategy for green infrastructure. This binds together the different elements of the scheme and
significantly contributes to the potential for enhancement within the site. Green Infrastructure concerns
the physical environment within and between urban developments. It builds in the potential to provide
a network of multi‐functional open spaces as a positive asset to design including formal parks, gardens,
woodlands, green corridors, cycle and footpath routes, waterways, street trees, informal and
institutional open spaces, vacant derelict land and open countryside.
7.74. In addition to the Green Infrastructure Parameter Plan, a further document setting out and amplifying
the Green Infrastructure Strategy is included. This is an update of the original which has been revised
following the further information request and incorporates a number of amendments and clarifications.
(See section 3b) vi above) The document stresses the benefits of including green infrastructure as a key
feature in the strategic design which cannot be understated. Its various functions enable delivery of a
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diverse range of benefits which if inter‐connected become even stronger. Such functions/benefits
include:
 use for exercise, sport, recreation or quiet contemplation/ improved health and well‐being as an
educational and training resource / appreciation of natural world for children
 promotes community involvement in protection, creation, maintenance and use of green space /
improved sense of community, reduced crime and anti‐social behaviour
 green routes for people and wildlife / sustainable travel, exercise, prevention of habitat
fragmentation
 provision of natural drainage / reduce risk of flooding
 improvement to water and air quality, local; climate control and noise mitigation / improved local
environment for people and wildlife
 habitat provision / maintenance and enhancement of biodiversity
 landscape protection and enhancement /creates aesthetically pleasing environment, increased
tourism, attractive to business, increase sense of identity
 protection of local heritage / same benefits as landscape protection
 creation of a distinct urban identity / sense of place & focus for the community
 links between town and country / improved image of town and increased interaction of urban
residents with rural areas
 encouragement of employers to locate in pleasant area / employment provision and strengthened
local economy.
7.75. The Strategy takes account of climate change issues and the criteria set down in ‘The Natural England
Accessible Green Space Standards 2010’ and promotes a green infrastructure hierarchy ranging from the
small scale ‘Individual’ through to ‘District level’. It cites the relevant related planning policy background
and other guidance and focusses on the main assets of the site as identified in the Rugby Borough
Council Green Infrastructure Study (June 2009) which include Clifton Brook, Oxford Canal, Hillmorton
Locks Conservation Area, A Site of Importance for Nature Conservation (SINC), Semi‐natural Grassland
and Public Rights of Way. It also highlights the importance of connections with the wider network links
related to the Oxford Canal, A5 Watling Street and the Clifton Brook Corridor. A summary of the Green
Infrastructure Parameter Plan is set out in section 3b) ii above.
7.76. Other Parameter Plans relating specifically to ‘Access and Movement’, ‘Housing Density’ and ‘Building
Heights’ (as summarised in section 3b) ii above) also have a bearing on design and layout and are an
integral part of the overall strategy. Similarly, supporting statements covering Open Space and
Biodiversity Strategy( see 3b) vi above) have also informed the design process.
7.77. Taking into account all of the above, and given the nature and scale of the proposed development, it is
considered that the overall approach to the strategic design and layout of the proposals has considered
all relevant factors and in principle provides an appropriate framework for development of the SUE over
time against which future detailed reserved matters submissions can be assessed. The proposals
therefore comply with section 7 of the NPPF and Core Strategy policy CS16 which promote good and
sustainable design.

Transport and Highways
Policy
7.78. Core Strategy policy CS11 states that development will be permitted where sustainable modes of
transport are prioritised and measures to mitigate any transport impacts arising from the development
or cumulatively with other proposals are provided.
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7.79. This reflects section 4 of the NPPF which promotes sustainable transport and advises that development
which generates significant amounts of traffic should be supported by a transport statement or
assessment. In addition, it states that decisions should take account of whether opportunities for
sustainable transport modes have been taken up, depending on the nature and location of the site, to
reduce the need for major transport infrastructure; safe and suitable access can be achieved, and, that
cost effective improvements can be undertaken on the transport network to limit any significant
impacts arising from the development. The NPPF also makes it clear that development should only be
prevented on transport grounds where the residual cumulative impacts of development are severe.
7.80. Core Strategy policy CS12 states that planning permission for the Rugby Radio Station SUE will not be
granted until mitigation measures in respect of identified transport corridors in and around the town are
agreed with the local Highway Authority and the Highways Agency.
Transport Assessment
7.81. The vision for the development of the SUE in transport terms is stated to be the creation of an urban
extension that reduces the need to travel off‐site and that encourages a modal shift to forms of
transport other than the private car.
7.82. The original 2011 ES included a Transport Assessment (TA) which considered the transport implications
of the development, primarily focussing on traffic flow and potential congestion. The potential
environmental impacts of traffic generated by the development of the SUE are assessed elsewhere in
the ES.
7.83. As a result of responses made by the interested highway authorities to the original formal consultation
and subsequent discussions, it was agreed that significant additional information and transport
modelling would be required to complete the TA and that a replacement TA should be submitted. A
replacement TA was therefore prepared following discussions with the highway authorities to agree the
methodology including trip rates, mode share and impact assessment together with principles
concerning access and walking, cycling and public transport strategies.
7.84. The replacement TA has been included in the 2013 ES addendum and addresses the following matters:
 provides more information on traffic flows into Northamptonshire
 updates and analyses accident data over a wider study area
 trip generation and distribution, and modal shift methodology has been revised and agreed
 includes further analysis of public transport provision
 includes refinement to and agreed traffic impact modelling without and with development which
leads to revised traffic flow forecasts and,
 includes a package of mitigation measures that form part of the proposals
7.85. The TA summarises existing conditions on the site and surrounding area including consideration of the
pedestrian/cycle network, availability of public transport, the nature of the strategic and local highway
network, traffic conditions, planned highway schemes, accident history and committed developments,
including the Gateway SUE and the current application for DIRFT III, both of which have been taken into
account in the cumulative impact assessment.
Traffic Flows
7.86. The transport impacts have been assessed primarily with the use of a micro‐simulation model
(PARAMICS). The potential impact on the highway network and traffic conditions is based on
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assessment at 5 year intervals – 2016, 2021, 2026 and 2033 when it is assumed development will be
complete. The annual average daily traffic (AADT) baseline flows (without the SUE development) for
each of the future assessment years is established. The baseline traffic flows themselves are forecast to
increase over the assessment period as development within and around Rugby comes forward and as a
result of increased demand for travel on the wider highway network generally (background traffic
growth). The highest traffic flows in and around Rugby as one would expect are on the motorways (M1
and M6) and the A roads (A5, A426 and A428) which carry most of the through traffic. Flows on local
roads are shown to be much lower and are not expected to increase significantly over time except
where they are in close proximity to development sites as they come forward.
7.87. The assessment of the potential impact of the SUE on the highway network goes on to show how traffic
flows at each of the assessment years is expected to change as the site is built out. The largest increases
in traffic flows in Rugby are shown to be on Butlers Leap, where the new link road joins the existing
urban area, showing an increase rising from 33% in 2021 to 46% in 2026 and 62% on completion of the
development in 2033; the A428 High Street (at Watts Lane), Hillmorton which increases from 7% in 2021
to 29% in 2026 and 53% on completion in 2033, and on Lower Hillmorton Road (at Loverock),
Hillmorton, with increases rising from 7% in 2021 to 10% in 2026 and 29% in 2033. The overall impact on
pedestrians, cyclists and other road users in all cases is assessed as being slight adverse.
7.88. When the cumulative traffic impacts are considered which include Gateway and DIRFT III, on completion
of the development in 2033 the figure for Butlers Leap increases to 70%, that for the A428 High Street
increases to 54% and that on Lower Hillmorton Road to 44%, the overall impacts of which are again
assessed as being slight adverse.
7.89. Other roads in Rugby showing an increase in traffic flows greater than 10% over the baseline position on
completion in 2033 and cumulatively are Mill Road (22% and 25% respectively), Ashlawn Road (16% and
20%) and Clifton Road (14% and 6%), the impacts also being assessed as slight adverse. Elsewhere in the
vicinity of the site the A428 west of the A5 sees increases at 2033 and cumulatively of 26% and 28%,
whilst the A5 north of the site increases by 20% and 43%. Vicarage Hill, Main Street and Lilbourne Road
in Clifton upon Dunsmore all see decreases in traffic flows on completion in 2033 though when the
cumulative impact of Gateway and DIRFT III are included, Lilbourne Road sees an increase of 23%.
7.90. Following consideration of the change in traffic flows, the impact on 64 individual junctions within the
study area was examined to determine the change in queuing that occurs. Those showing significant
increases in queuing for some of the peak periods were subject to further investigation. Overall, analysis
shows that the impact of the development on completion (2033) with mitigation leads to improvements
in junction queuing or neutral effects at the majority of junctions with only 6 of the junctions having
required further investigation.
7.91. The TA also examined the impact on journey times along the routes within the study area and those
with the largest increases were subject to more detailed analysis. The majority of increases in journey
times along the routes considered are 10% or less. Those where there is an increase in journey times
greater than 10% are on those routes that include the proposed new junctions. The impact of increased
traffic flows on traffic speeds on completion of development with mitigation is assessed to be negligible.
The total network delay which is the time taken by all vehicles to pass through the network and
calculation of average speed per vehicle, shows that average speeds in peak periods, including
cumulative assessment, decrease by less than 5% which the assessment considers is not a significant
change.
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7.92. The TA also includes consideration of the impact of the proposed development on road safety with an
analysis of accidents and likely changes in accidents. It demonstrates that the effects of the SUE traffic
on road safety are negligible and that significant safety improvement works are not required as a result
of the development. Nonetheless, the proposed highway mitigation works, though primarily aimed at
improving capacity and maintaining traffic flows, incorporate safety enhancements for pedestrians and
cyclists which it is considered will have a beneficial effect on road safety.
Proposed Mitigation
7.93. The traffic modelling, together with a review of potential improvements, including traffic management
measures, has shown a need to implement schemes at various locations on the highway network in
order to mitigate potential traffic impacts arising from the development of the SUE. The proposed
mitigation measures have been tested as part of the transport modelling work and subject to
environmental assessment. Measures proposed are indicated below:
1. new link road and connection with Butlers Leap/Clifton Road
2. signalisation of Hillmorton Lane under the West Coast Main Line to provide single way working
and allow movements by larger vehicles such as buses
3. Russelsheim Way Gyratory (further works beyond agreed Gateway scheme/contribution) – to
include signalisation of Dunchurch Road, Bilton Road and Lawrence Sherriff Street approaches
4. A426/Brownsover Road (further works beyond agreed Gateway scheme/contribution) – to
include signalisation and carriageway widening
5. Boughton Road/Crow Thorns – to include signalisation
6. A428 Hillmorton Road/Boundary Road – to include right turn movement provision
7. A428 Hillmorton Road/Ashlawn Road – to include signalisation
8. A428 High Street/Deerings Road/Fellows Way – to include right turn movement provision
9. A428 High Street/Fenwick Drive/Moat Farm Drive – to include right turn movement provision
10. A428 High Street/Watts Lane – to include signalisation
11. A428 High Street/Chamberlain Road – to include right turn movement provision
12. A428 Crick Road/Kilsby Lane – to include right turn movement provision
13. A426 Newbold Road/car park access – to include right turn movement provision
14. A428 Hillmorton Road/Barby Road – to improve right turn storage provision
15. A5 Lilbourne Crossroads – to introduce traffic management measures
16. Clifton‐upon‐Dunsmore traffic calming
7.94. The TA indicates that all of the above measures will be implemented by no later than 2021 apart from
the A426/Brownsover Road improvements which will be implemented no later than 2026.
7.95. The trigger points for the delivery of the mitigation works, however, have been the subject of further
discussion between the applicant’s highway consultants, the local Highway Authority and the Highways
Agency given that it is difficult to predict with certainty the rate at which development will come
forward. It is now proposed that delivery be linked to occupation of units as the site is developed out
and traffic flows increase based on a formula whereby one unit is defined as either 1 dwelling or 53sq.m
of Class B1(a) and (b) or 148sq.m of B1(c), B2 or B8.
7.96. On this basis, it is proposed that the signalisation of the A428 High St/Watts Lane junction (10. above)
would be implemented prior to the occupation of 650 units. The remaining A428 corridor improvements
(6, 8, 9, 11 and 12) with the exception of the Ashlawn Road/Hillmorton Road signalised junction, and the
Hillmorton Road/Barby Road junction modification (14), would be implemented prior to the occupation
of 1,420 units. The Boughton Road/Crow Thorns signalised junction (5) would be implemented prior to
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the occupation of 1,800 units and the A428 Newbold Road right turn provision (13) prior to the
occupation of 1,850 units.
7.97. The new link road (1) including the junctions with Hillmorton Lane and Butlers Leap is required to be
implemented in full prior to the occupation of 1,750 dwellings and the associated works to Hillmorton
Lane and The Kent (2) implemented prior to the completion of the Hillmorton Lane link road junction.
7.98. The measures proposed at the A5 Lilbourne Road Crossroads (15) would be implemented prior to the
occupation of 650 dwellings.
7.99. The mitigation schemes referred to above would be covered by condition.
7.100.Trigger points for the delivery of the principal accesses serving the site will also be covered by condition
to meet the requirements of both the local Highway Authority and the Highways Agency. A permanent
access junction will be required to be delivered on the A428 prior to the occupation of the first dwelling
on the site. A second permanent access junction serving the site is required to be provided prior to the
occupation of the 1000th dwelling. Third and fourth permanent access junctions to serve the site are
required to be provided prior to the occupation of the 3,250th and 4,750th dwellings respectively. A
permanent access junction from the A428 is also to be provided prior to the occupation of any
development to the south of the highway.
7.101.It is intended that the existing vehicular access serving ‘C’ Station from the A5 will continue to be used
as a temporary construction access until such time that the new, permanent northern access on the A5
is provided. Details of such temporary use will be agreed with the Highways Agency by way of condition.
In addition, the Highways Agency has directed that a condition be attached requiring the submission of
a site wide Code of Construction Practice prior to commencement of development or approval of any
reserved matters. The Code will include, amongst other things, details of the haul routes to be used for
heavy vehicle construction movements, including speed limits, a signage strategy and measures to
prevent the deposit of mud and debris on the highway together with lorry sheeting and dust
suppression. Any reserved matters application will also be required to be supported with a Construction
Management Plan to accord with the principles set out in the site wide Code of Construction Practice,
including the routing of construction traffic.
7.102.The Clifton‐upon‐Dunsmore traffic calming (16) and works to the Gyratory (3) require the developer to
make financial contributions prior to the occupation of 650 units and 2,230 units respectively via a
Section 106 Agreement to enable the Highway Authority to deliver the schemes. The developer has
nonetheless indicated a willingness to trigger this earlier in the development prior to the occupation of
350 units. The financial contribution in the Section 106 Agreement has also been increased to
potentially accommodate any requirements for traffic calming on South Road. In addition, prior to the
occupation of 2,230 units, financial contributions via a Section 106 Agreement are also to be made
towards improvements to the Avon Mill roundabout and the Newbold Road/Hunters Lane junction;
towards creating new and improving existing off‐site pedestrian and cycle links to the site, and towards
bus priority measures to support new and existing services. The developer is also required to make a
financial contribution towards funding the works to the A426/ Brownsover Road roundabout junction
(4) prior to the occupation of 3,200 units.
7.103.The local Highway Authority will be responsible for determining the work programme for the above and
for delivering the improvement schemes.
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7.104.Provision is also to be made within a S106 Agreement for a ‘Travel Plan Contingency Fund’ and an
‘Unforeseen Transport Impacts Fund’ to allow for additional measures if considered necessary in
connection with the monitoring of a site wide travel plan and to cover any other transport/highway
issues which may arise.
7.105.The assessment shows that overall the package of mitigation measures proposed will assist in mitigating
the potential traffic impact associated with the development of the SUE and that its development will
not have an unacceptable impact on the highway network. It is acknowledged, however, that after the
development of the SUE is completed, there will be increased traffic on the local highway network in
Rugby and the surrounding area that is likely to result in increased delay and congestion primarily on the
following routes and corridors:
 The A428/B4429 corridor between Junction 18 of the M1 motorway and Rugby the A5
 A426 Newbold Road
 Clifton Road and Butlers Leap
 Lower Hillmorton Road and Featherbed Lane and roads within Rugby town centre
7.106.It is pointed out nonetheless that the increased flows will be gradual over time and mainly felt at peak
periods when traffic is busiest. It is concluded that overall, there will be a negligible to slight adverse
effect on pedestrians, cyclists and road users resulting from the development of the SUE.
Cumulative impacts
7.107.As indicated above the TA has considered the effects of the development of the SUE in conjunction with
other developments, i.e DIRFT III and the Gateway development, that are likely to affect traffic flows in
the study area to ensure that any cumulative impacts are acceptable. The cumulative assessment takes
account of all proposed highway mitigation associated with all three schemes. Proposed traffic calming
in Clifton upon Dunsmore and improvements to the A5/Rugby Road (Lilbourne Crossroads) are common
to both the SUE and DIRFT III proposals. Other DIRFT III mitigation included in the assessment includes
improvement to the A5/A426 Gibbett Hill roundabout, the A5 Catthorpe Crossroads and Kilsby village
traffic calming. The cumulative impact on traffic flows is referred to above.
7.108.The analysis considers cumulative impacts to be acceptable confirming that journey speeds across the
highway network will still be above 30mph even during peak periods. It confirms that in the event that
additional mitigation work is identified as being required funds will be secured in the S106 agreement as
referred to above.
Public Transport
7.109.The public transport proposals include the introduction of bus routes through the SUE connecting with
DIRFT, Hillmorton, the town centre and the railway station. A flexible strategy to bus service provision is
proposed in order to adapt to circumstances and increased demand as the site is built out over a 20 year
period and also to take account of the potential to serve DIRFT III.
7.110.Three new or extended bus services are envisaged. The TA refers to the initial service being introduced
prior to the occupation of the 100th dwelling by extending existing services through Hillmorton or
providing a new service. The Highway Authority has agreed with the applicant that there will be a
requirement covered by condition to provide eastbound and westbound bus stops on the A428 adjacent
to the first access prior to the occupation of the first dwelling and a requirement to provide additional
bus stops prior to the occupation of the 500th dwelling. In addition, by way of a Section 106 agreement,
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the applicants will be required to deliver publicly accessible bus services and agreed locations to serve
the SUE prior to a series of trigger points based on the occupation of dwellings.
7.111.On top of the two existing bus services along Crick Road, the trigger points require the provision of
additional buses prior to the occupation of 300, 800, 1600, 2400, 3200, 4000, 4800 and 5400 dwellings.
The frequency and introduction of new services or revisions to services will be subject to review as part
of the implementation of a Site Wide Travel Plan (see below) in association with a Transport Review
Group.
7.112.It is intended that some services will be re‐routed to provide a more direct route to the town centre
once the link road is completed. Two primary routes are envisaged ‐ one via the new link road and along
Butlers Leap, Mill Road and Murray Road, and the other via the first section of the new link road and
then along Hillmorton Lane, The Kent and Lower Hillmorton Road. A further option to the Lower
Hillmorton Road route which may be considered would be via the new link road and then along Clifton
Road.
7.113.On completion of development it is envisaged that there will be up to 15 buses per hour in each
direction at peak periods with a journey time of 10‐15 minutes between the site and the railway station.
It is anticipated that all dwellings on the SUE will be within 400m of a bus stop. The network of roads
within the site will include bus priority measures such as bus lanes and bus gates the details of which
will come forward with reserved matters applications. It is intended that modern waiting facilities will
be provided at the majority of bus stops including appropriate levels of lighting and security cameras
linked to an on‐site management and security centre. Cycle parking will also be provided at appropriate
locations.
Pedestrian and Cycle Links
7.114.A network of footpaths and cycleways are proposed throughout the site the extent of which is shown on
the Access and Movement Parameters Plan. Additional provision will be made as the details of
development come forward in reserved matters applications.
7.115.The development framework is designed with the aim of creating walkable neighbourhoods where the
majority of services, including schools and retail areas are within 400m of the majority of the residential
development. It is intended that pedestrians will be given priority wherever possible over all other forms
of traffic with appropriate crossing facilities, the details of which will be submitted with reserved
matters applications.
7.116.Cycle lanes are to be created alongside all major roads and along key desire lines with cyclists given
priority. Crossing facilities are to be provided as part of signalised junctions or Toucan crossings the
details of which again will be submitted with reserved matters applications. Appropriate levels of cycle
parking will be provided in accordance with the Council’s minimum standards.
7.117.Improved links to Hillmorton are proposed via Moors Lane and Hillmorton Locks. Moors Lane is to be
closed to motorised traffic at the A428 Crick Road and at its western end at a position north of the West
Coast Main Line (WCML). Improvements to the western section of Moors Lane beneath the WCML are
suggested including additional street lighting and other security enhancements. The proposals include
connections to the existing route along the north‐west boundary of the site between Hillmorton Locks
and the A5.
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7.118.Pedestrian and cycle links to the town centre and railway station are highlighted. A shared 3m wide
pedestrian/cycleway is an integral part of the new link road towards Butlers Leap/Clifton Road. In
addition, within the landscaped corridor of the link road a new footpath is proposed between the road
and the Oxford Canal.
7.119.Improved connectivity between Hillmorton and DIRFT I and II is proposed in the form of a 3m wide
shared footway/cycleway along the north side of the A428 which will be lit and include appropriate
crossing facilities. As the detailed development comes forward, consideration may be given to
separating the footway/cycleway from the carriageway and making provision for it within the site. With
regard to links from the site to DIRFT III, the proposed A5 junctions include scope to incorporate
pedestrian/cycle crossing facilities.
7.120.As referred to earlier, funds are also to be made available through a S106 Agreement to be used
towards creating new and enhancing existing off‐site pedestrian and cycle facilities to link the site with
other residential and employment areas in Rugby and with the town centre.
Travel Plan
7.121.A Site Wide Travel Plan (SWTP) submitted with the TA sets out sustainable travel proposals for the SUE.
The SWTP has subsequently been amended in agreement with the local Highway Authority and the
Highways Agency. It is designed to enable residents, employees and visitors to make more informed
choices about their travel. Its objectives are to reduce the level of car use, increase the use of more
sustainable modes of transport and to reduce the need to travel, all of which can assist in minimising the
potential adverse impact of travel on the environment.
7.122.The SWTP would be implemented in relation to the site as a whole and is the main document covering
the residential element of the SUE. The future occupiers of the non‐residential elements, in addition,
will be required to produce and implement Occupier Travel Plans (OTPs) which accord with the SWTP.
The OTPs will amongst other things promote cycling and walking, public transport and car sharing/car
clubs. The schools will also be required to produce School Travel Plans.
7.123.The SWTP aims to achieve a modal shift (as a reduction in car use) as assessed in the TA of 12% with
regard to residential trips and 20% in employment trips, amongst others. It includes a marketing
strategy and information provision to ensure that people are aware of the opportunities for sustainable
travel.
7.124.There are what are described as a mix of hard and soft measures contained in the SWTP. The hard
measures include on and off‐site infrastructure works to provide sustainable transport links whilst soft
measures are those designed to encourage modal shift from single car occupancy journeys to more
sustainable forms of transport. Certain SWTP measures are built in to the design and framework of the
SUE such as the availability of on‐site facilities and services and the network of pedestrian and cycle
routes. Others such as electric vehicle charging points to be provided throughout the site will come
forward in reserved matters submissions.
7.125.The management and implementation of the SWTP will be the responsibility of the site owner who will
be required to appoint a Travel Plan Manager (TPM) at least 6 months prior to the first occupation of
the site. The TPM in turn will be responsible for the implementation of the SWTP. A Transport Review
Group, to include representatives from the Highway Authority, will also be established to review the
performance of the SWTP and individual OTPs to ensure that they remain effective. The TPM will be
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required to produce an annual monitoring report and if it is shown that targets for modal shift are not
being met consideration will be given to the implementation of remedial measures. These could include
amongst other things the funding of improved bus services, enhanced cycle and pedestrian routes,
additional promotion and publicity from the Travel Plan Contingency Fund.
Parking Strategy
7.126.It is intended that developers of individual plots across the land use types proposed will submit a
Parking Schedule and Management Strategy (both vehicular and cycle) with reserved matters
applications. The Strategy proposes that the overall residential parking ratio will not be greater than 1.5
spaces per dwelling across the site ranging from no parking provision with some apartments and up to a
maximum of 3 spaces for some larger units.
Consideration of issues
7.127.The local Highway Authority has been liaising closely with the applicant’s transport consultants over the
period since the original submission and response to consultation. The Authority has been made aware
of, and has considered issues and concerns raised by local residents, residents groups, Borough
Councillors, Parish Councils and other interested parties arising out of the original consultation and the
more recent re‐consultation.
7.128.Representations received raising transport issues in response to the original consultation are
summarised in brief below and can be seen more fully in section 5 of the report. The objections and
concerns principally relate to the increase in traffic on the local highway network, particularly through
Hillmorton and Clifton‐upon‐Dunsmore; the alternative link road junctions originally proposed at Butlers
Leap and particularly that proposed at Vicarage Hill; the timing of the delivery of the link road; highway
safety issues including the need to consider traffic calming in Clifton‐upon‐Dunsmore and Newton and
for improved pedestrian/cycle facilities along the A428 towards DIRFT; parking and public transport
requirements and other matters including consideration of alternative transport strategies and access to
Hillmorton Locks.
7.129.Both Clifton‐upon‐Dunsmore and Newton and Biggin Parish Councils stressed their opposition to the
option proposing the link road junction on Vicarage Hill and stress the need for improvement to the St.
Thomas Cross junction. In addition, amongst other things, Clifton‐upon‐Dunsmore Parish Council wished
to see the link road constructed in its entirety early in the process together with traffic calming in the
village. Yelvertoft Parish Council (Daventry District) expressed concerns about the impact on the
Lilbourne and Catthorpe junctions with the A5 and the ability of existing highways to cope with
increased traffic.
7.130.The Leicestershire and Northamptonshire County Councils as local highway authorities, together with
Harborough District Council, expressed concern about the adequacy of the transport assessment.
7.131.Councillor Hunt raised a number of issues in relation to the impact on Clifton‐upon‐Dunsmore, including
the need for effective traffic calming to deter vehicles travelling through the village, the timing of the
delivery of the link road and opposition to the proposed junction option on Vicarage Hill. Councillors
New and Dodd highlighted a need for signalisation at the Ashlawn Road/Hillmorton Road junction while
Councillor Edwards expressed concerns about the impact of traffic in the vicinity of Butlers Leap and
along Boughton Road.
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7.132.Sustainable Rugby and Rugby Friends of the Earth expressed concerns, amongst other things, about the
impact on the local highway network, the need for sustainable travel including a dedicated public
transport route and enhanced provision for pedestrians and cyclists while the Rugby Green Party
advocated a new train station or tramway.
7.133.In response to the re‐consultation, neighbours have re‐iterated objections and concerns about the
impact on the local highway network, particularly in Clifton‐upon‐Dunsmore and in the vicinity of
Butlers Leap. There has been particular concern raised about the potential impact on South Road,
Clifton‐upon‐Dunsmore, and the need for additional traffic calming together with a need to consider
reducing speed limits in the village and on the approach roads.
7.134.Particular concern and objections have also been raised to proposals to signalise the Ashlawn
Road/Hillmorton Road junction with increased potential for rat‐running on Elms Drive and insufficient
consideration given to the impact of the junction arrangement on access to some neighbouring
properties. The suitability of the supporting modelling work in connection with this mitigation proposal
has also been questioned.
7.135.Clifton‐upon‐Dunsmore Parish Council, amongst other things, has raised concerns about the impact of
additional traffic on local roads; the need for traffic calming to be introduced in the village now and
which it is contended should be extended to include South Road; the need to reduce speed limits within
the village and on approach roads and that the link road should be constructed in its entirety in advance
of development.
7.136.Kilsby, Barby and Onley, Crick and Cotesbach Parish Councils express concerns about increased traffic on
the local and strategic highway network. Though Daventry District Council has no objection in principle,
it requests that the comments of the Parish Councils be taken into account.
7.137.Leicestershire County Council as local highway authority has sought clarification on the revised transport
modelling carried out in relation to any impact on the local highway network in Leicestershire. The
applicants have subsequently confirmed that consideration of the effects of the proposals in terms of
the potential increase in traffic flows on the edge of the Paramics modelling continuing into
Leicestershire, such as the A5 and the A426, have been taken into account as set out in the August 2013
Transport Assessment.
7.138.Councillor Hunt re‐iterates concerns in relation to the impact on Clifton‐upon‐Dunsmore; the need to
deliver the link road in its entirety before any development on the SUE is occupied; highlights the need
for a raft of improvement measures to be included on roads within the village and on approach,
including reducing speed limits, and the need for traffic calming to be implemented as soon as the
development on the SUE or on DIRFT III is first occupied, whichever is the sooner.
7.139.Both Councillors J Roodhouse and Dodd have objected to the proposed signalisation of the Ashlawn
Road/Hillmorton Road junction in view of the potential impact on Elms Drive and access to neighbouring
properties.
Highway Response to Concerns
7.140.Having considered the issues raised arising out of the consultation process, the local Highway Authority
has responded to particular concerns as referred to below.
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Ashlawn Road/Hillmorton Road (Paddox) Junction
7.141.Further consideration has been given to the impact of the proposed Ashlawn Road/Hillmorton Road
signalised junction with particular reference to Elms Drive and the ability to access certain properties in
the immediate vicinity. The modelling shows that the maximum queuing that will occur during the
period the lights are on red on the A428 Hillmorton Road eastbound approach to the junction will be in
the order of 25 – 30 vehicles but that this queue clears the junction during the following green period.
The Highway Authority considers that the junction will operate within capacity and safely and lead to
improvements in journey time reliability. In view of the above, and the proximity of the junction to the
western entrance to Elms Drive, the Highway Authority does not consider that rat‐running is likely to
occur. It also points out that the existing restriction on right turns into Elms Drive from the A428 at its
eastern end will prevent rat‐running from the east for vehicles approaching the junction.
7.142.The Highway Authority point out that in view of the complexity of the micro‐simulation model used, a
judgement had to be made on which routes should be included and it was considered that Elms Drive
and similar roads would not be included unless considered necessary. The Authority also confirm that
DIRFT has been included in the modelling and consider the model to be fit for purpose in assessing the
local impact.
7.143.Notwithstanding the above, the Highway Authority confirm that the applicants are including a sum of
money in an Unforeseen Impacts Fund to be used to address any issues which may arise that can be
demonstrated to be directly attributable to the impact of the development. The fund will be included in
the proposed Section 106 agreement. Should issues arise on Elms Drive as a direct result of the
introduction of the signals and be considered to be detrimental to highway safety, the Highway
Authority can potentially present a case for introducing measures to discourage the use of Elms Drive as
a by‐pass of the signalised junction. This would be considered by the Transport Review Group
established as part of the Site Wide Travel Plan.
7.144.With regard to concerns in relation to manoeuvring in and out of certain properties, the Highway
Authority clarifies that no access restrictions are proposed as part of the scheme. A small right turn bay
will be provided to the east of the signals for the use of specific properties (nos. 31 and 33 Ashlawn
Road) with room for vehicles to pass inside the turning vehicle, whilst other vehicles within the
carriageway will be required to wait until the turn has been made. The Highway Authority does not
consider this detrimental to highway safety.
7.145.The Highway Authority also confirm that further consideration has been given to the location of the bus
stop in relation to the signalised junction and that this will be relocated further to the north.
Hillmorton Lane
7.146.The proposed link road/Hillmorton Lane junction prohibits all left turns except the link road to
Hillmorton Lane southbound movement which is a key route for public transport. There are no
proposals to widen or introduce street lighting on Hillmorton Lane apart from at the junction.
7.147.Modelling shows (with the completion of the link road) that there will be a reduction in peak hour flows
north of the link road on Hillmorton Lane. This is partly attributable to existing traffic travelling from
Hillmorton to the A5 and DIRFT being able to turn right onto the link road and to travel through the
development to access the A5. The section of Hillmorton Lane south of the link road through The Kent
will see an increase in traffic of approximately 80 vehicles in the am peak (average of just over 1vehicle a
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minute) and 60 in the pm peak. Northbound traffic on Hillmorton Lane is to be prohibited from turning
left on to the link road to improve the operation of the Butlers Leap/Clifton Road/Vicarage Hill junction.
This traffic will either take a route along Lower Hillmorton Road/Hillmorton Road or through the SUE to
the A5.
Clifton‐upon‐Dunsmore
7.148.The modelling shows a reduction in vehicle movements through Clifton‐upon‐Dunsmore and along
Vicarage Hill. With the mitigation proposed on Boughton Road, on arrival at the Butlers Leap junction
(along the link road) traffic will travel straight ahead towards the A426. The increase in traffic along
Butlers Leap on approach to the Mill Road junction will be approximately 350 in the am peak and 450 in
the pm peak, averaging 7 vehicles a minute. This traffic will then either travel north along Boughton
Road towards the M6 and employment areas to the north of the A426, along Technology Drive towards
the Western Relief Road and employment sites located to the west of Rugby, and the town centre along
Mill Road. Reverse trips will occur as a result of traffic drawn to the proposed employment development
on the SUE.
7.149.Though the Highway Authority is of the view that traffic calming in Clifton‐upon‐Dunsmore will not be
required until the completion of the link road, in order to promote the future use of the link road/A5
and Butlers Leap, it is likely this will be delivered sooner. The traffic calming measures shown on
drawings in the TA are indicative and a scheme will be agreed with the Highway Authority prior to
implementation and following consultation.
Other
7.150.It is not proposed that the link road be constructed in two phases with a time lapse between the two
but as a continuous scheme up to Hillmorton Lane and on through to Butlers Leap. Connection of the
link road to and from Hillmorton Lane to the south is required for sustainable modes of travel to better
integrate the site with the town.
7.151.A footway/cycleway linking Moors Lane and the A5 along the A428 corridor is proposed whilst the link
road will also deliver a footway/cycleway linking the site and the town. The link road junction at Butlers
Leap/Vicarage Hill will include enhanced pedestrian crossings.
7.152.The proposals for the Lilbourne crossroad junction at the A5 have been considered by the Highways
Agency and though not considered necessary, has accepted there is likely to be some benefit from the
implementation of the proposals.
7.153. The sustainable transport measures proposed will offer an alternative to the private car and together
with highway infrastructure proposals, the developer has demonstrated that a link to the M45 is not
required.
7.154. The proposed mitigation schemes along the A428 will be delivered in line with the requirements of the
traffic modelling.
7.155. The Highway Authority considers that the DIRFT III development is more likely to generate additional
traffic through the St.Thomas Cross junction than the SUE. An Unforseen Impacts Fund is proposed in a
Section 106 agreement with the DIRFT III scheme which could potentially be used for improvement to
the St.Thomas Cross junction should traffic associated with the development generate a safety issue.
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7.156. Finally, though the Highway Authority originally raised concerns in relation to the internal layout shown
on the Access and Movement Parameter Plan with particular regard to the location of, and relationship
between the proposed District Centre and joint secondary/primary schools campus, following additional
modelling it is now satisfied that there is a workable solution capable of accommodating the proposed
development and the associated traffic.
Conclusions on Transport Matters
7.157. The impact of the development of the SUE on the local and strategic highway network has been the
subject of considerable transport modelling and consideration and discussion between the applicant’s
consultants and the local and strategic highway authorities to ensure that key impacts are identified and
satisfactorily mitigated. It is inevitable that a development of the nature and scale proposed comprising
a major expansion of the urban area on its own, and in combination with the Gateway SUE and DIRFT III
proposals will have a degree of impact on the highway network.
7.158. The modelling shows the impact extends primarily along the main transport routes, as would be
expected, into the town centre. The impact will be gradual, however, as the site is developed out over a
lengthy period. Subject to the mitigation proposed, the impacts identified in the TA are considered to be
manageable with the highway network having the capacity to accommodate the projected growth in
traffic without generating serious delay or serious detriment to highway safety.
7.159. The transport strategy for the SUE promotes and prioritises opportunities for sustainable modes of
transport with a view to achieving a significant modal shift from the use of the private car. This is built‐in
to the Development Framework and associated Access and Movement Parameter Plan, which will guide
the detailed development of the site, and backed by the strategy incorporated in the Site Wide Travel
Plan and proposed public transport measures.
7.160. The development generates a need for major transport infrastructure in the form of the proposed link
road but this is inherent to the scheme itself, as opposed to major off‐site works and will provide an
essential all‐purpose traffic route into Rugby, the railway station and the town centre. The off‐site
mitigation improvements to the transport network will limit any significant impacts arising from the
development whilst the detailed access arrangements submitted for full approval demonstrate that safe
and suitable access can be achieved. The TA demonstrates that the residual cumulative impacts of the
development on the highway network are not severe. Both the local Highway Authority and the
Highways Agency consider the proposals to be acceptable in highway safety and capacity terms.
7.161. In view of the above it is considered that the proposals accord with Core Strategy policies CS11 and CS12
and the requirements of Section 4 of the NPPF.

Historic Environment
Policy
7.162. Core Strategy policy CS16 in relation to heritage assets states that new development should seek to
complement, enhance and utilise where possible the historic environment and must not have a
significant impact on existing designated and non‐designated heritage assets and their settings.
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7.163. The NPPF provides guidance to local planning authorities on the approach to be taken in considering the
impact of proposed development on heritage assets stressing that they are an irreplaceable resource
which should be conserved in a manner appropriate to their significance. Applicants are required to
describe the significance of heritage assets affected, including the contribution made by their setting,
with the level of detail required proportionate to the assets importance and no more than is considered
sufficient to understand the potential impact of the development on their significance (para 128). Local
planning authorities are required to consider the impact of development on the particular significance
of heritage assets, including their setting, having regard to the available evidence and any necessary
expertise (para 129).
7.164. The setting of heritage assets is defined in the NPPF as being “The surroundings in which a heritage asset
is experienced. Its extent is not fixed and any change to the asset and its surroundings evolve. Elements
of a setting may make a positive or negative contribution to the significance of an asset, may affect the
ability to appreciate that significance or may be neutral.”
7.165. Significance is defined as “The value of a heritage asset to this and future generations because of its
heritage interest. That interest may be archaeological, architectural, artistic or historic. Significance
derives not only from a heritage asset’s physical presence, but also from its setting.”
7.166. Archaeological interest is defined as “There will be an archaeological interest in a heritage asset if it
holds, or potentially may hold, evidence of past human activity worthy of expert investigation at some
point. Heritage assets with archaeological interest are the primary source of evidence about the
substance and evolution of places, and of the people and cultures that made them”.
7.167. In determining planning applications, further guidance is provided on the weight to be given to the
conservation of heritage assets. It is pointed out that significance can be harmed or lost through
development within its setting and that as heritage assets are irreplaceable any harm or loss requires
clear and convincing justification. It goes on to state that substantial harm to or loss of heritage assets of
the highest significance such as grade I and II* listed buildings should be wholly exceptional whilst
substantial harm to or loss of grade II listed buildings, should be exceptional. In such cases, it is advised
that planning permission should be refused unless it is shown that substantial public benefits outweigh
the harm or loss. In circumstances where proposed development will lead to less than substantial harm
to the significance of heritage assets, the harm should be weighed against the public benefits of the
proposal (paras 132 – 134). It is further advised that proposals which preserve elements of the setting
that make a positive contribution to, or better reveal the asset, should be treated favourably.
7.168. English Heritage guidance contained in ‘The Setting of Heritage Assets’, (Oct 2011) includes a
methodology for the assessment of the impact of proposed development on the setting of heritage
assets. As well as identifying and describing heritage assets and their heritage significance, the stage
approach advocated includes identifying the setting of each asset and the contribution it makes to the
significance of the asset, consideration of the magnitude of the negative or positive impact on the
heritage significance of the asset and, the sensitivity of an asset to impacts of its heritage significance
taking account of the heritage importance of the asset and the policy protection it is afforded.
7.169. The English Heritage guidance was published before the NPPF though remains relevant. It describes the
setting of a heritage asset as the surroundings in which the asset is experienced and identifies the key
principles for understanding setting whether designated or not. The extent and importance of setting is
often expressed by reference to visual considerations and it is explained that the perceived extent of
setting may change over time as the surroundings evolve or as understanding of the asset improves. The
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setting of a heritage asset can enhance its significance whether or not it was designed to do so. It
further states that the setting of any heritage asset is likely to include a variety of views of, across or
including the asset and views of the surroundings from or through the asset. The importance of setting
lies in what it contributes to the significance of the heritage asset.
Assessment and Mitigation
7.170. The 2011 ES and 2013 ES addendum assess the potential effects of the proposed development on
heritage assets and outline how the evolution of the proposals has sought to minimise and mitigate any
impacts identified.
7.171. The baseline assessment examines evidence from a variety of sources for past activity at the site and its
relationship with heritage assets. It includes consideration and evaluation of the below ground
archaeology and historic landscape, including targeted geophysical survey and trial trenching, together
with built heritage on the site and in the immediate locality. The baseline assessment was then used to
assess the significance of the heritage assets and the impact of the proposed development on the
significance of those assets.
7.172. The heritage assessment includes consideration of the impact of the proposals on both the Hillmorton
Locks and the Clifton upon Dunsmore Conservation Areas and three listed buildings identified. In
addition to the grade II listed ‘C’ Station and associated curtilage listed structures and buildings within
the site, including ‘A’ Station, the impact on the grade II* listed Church of St. John the Baptist in the
Hillmorton Locks Conservation Area and Dunsmore House a grade II listed building on the Lilbourne
Road to the north of the site are considered.
7.173. Non‐designated assets assessed include the A5 Watling Street, a Roman Road running along the eastern
boundary of the site from which new access is to be provided, the site of Lilbourne Airfield, a First World
War training airfield located in the north‐east of the site and extensive areas of Medieval earthwork
ridge and furrow which survive across the site and considered to be of heritage importance. In addition,
the archaeological assessment identifies that some parts of the site have potential for late prehistoric,
Iron Age, Bronze Age and Roman settlement and activity
7.174. In response to the original consultation on the proposals, both English Heritage and the County
Archaeologist raised a number of issues in connection with the adequacy of the Heritage Assessment
contained in the 2011 ES which were subsequently included in the Council’s Regulation 22 request.
These principally related to the following matters:
 the approach adopted to assessment and evaluation of potential archaeological assets on the site
with particular reference to the extent of geophysical and trial trench investigation across the site
 the need for further assessment of the impact of the proposals on the Hillmorton Locks
Conservation Area, Dunsmore House and on the settings of ‘C’ and ‘A’ Stations
 the need for more detailed assessment of the impact of the proposals on the significance of ridge
and furrow with particular consideration of the extent to which the loss of a large amount of ridge
and furrow will reduce the significance of that retained
7.175. These issues are addressed in the 2013 ES addendum. The addendum also takes account of changes in
the policy context in relation to heritage assets introduced by the NPPF and the guidance issued by
English Heritage (‘The Setting of Heritage Assets’, October 2011) in the meantime. It also includes
further assessment of the potential impact on heritage and archaeology arising from the amendments
to the development proposals comprising the alteration to the site boundary to accommodate DIRFT II,
the alignment of the link road which brings it slightly closer to the Hillmorton Locks Conservation Area
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and, alterations to the development framework with additional development on Normandy Hill.
Consideration is also given to the potential impact on the Hillmorton Bottom Lock on the Oxford Canal
which was listed grade II after the initial baseline assessment of built heritage assets was carried out.
a. Assessment of archaeological assets
With regard to the issues raised in connection with the extent of archaeological investigation, the
applicants emphasise in response that this was carried out following discussions with the County
Archaeologist and in accordance with the framework established in government guidance, now
incorporated in the NPPF, with particular reference to the level of detailed information provided being
proportionate to the assets’ importance. The applicants contend that the level of desk and field study
combined with further assessment of ridge and furrow is both appropriate and proportionate in
establishing baseline information against which the impact on archaeology can be assessed.
b. Further Assessment
The further assessment of the potential impact on the setting of ‘C’ and ‘A’ Stations, on Dunsmore
House and on the Hillmorton Locks Conservation Area contained in the 2013 ES is set out below.
Listed Buildings
Rugby Radio ‘C’ and ‘A’ Stations and Curtilage Structures
7.176. The original 2011 ES considered the impact of the proposals on the buildings comprised in ‘C’ and ‘A’
Stations and their settings. During construction, ‘C’ Station and its setting will be the subject of on‐going
construction works with visual and audible impacts assessed as having a medium adverse direct and
indirect impact of moderate significance. The impact on ‘A’ Station is assessed as being of medium to
low adverse of moderate significance though its setting is not considered as significant as that of ‘C’
Station.
7.177. The removal of curtilage structures including masts, mast anchors, ancillary buildings and copper
earthing mat which connected the earliest aerial system is assessed as having a high adverse direct
impact of moderate to major significance.
7.178. On completion of development, the impact on ‘C’ Station is described as medium adverse direct and
indirect of major significance in view of the substantial change to the wider and direct setting and
context of the building. Following mitigation in the form of building recording prior to alteration and
restoration in accordance with a conservation plan, and the reuse for community purposes, the
significance of any residual impact is assessed as neutral. The residual impact on significance following
mitigation in connection with other structures associated with ‘C’ Station in the form of archaeological
investigation and recording of the copper mat, the retention and interpretation of mast anchors and
integration into the proposed development is assessed as minor adverse.
7.179. The impact on ‘A’ Station on completion is assessed as being of low to medium beneficial direct and
indirect of minor beneficial significance as a result of the refurbishment and reuse of the building and
the substantial visual change in its direct and wider setting as a result of the new development.
Following mitigation, again in the form of building recording prior to alteration and reuse, the impact on
significance is assessed as being minor to moderate beneficial.
7.180. The assessment explains that mitigation measures are ‘built‐in’ to the proposed development
framework, parameters plans and the development specification with the retention of ‘C’ and ‘A’
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Stations and their approach roads together with the patterns formed by the masts and anchor blocks
which will be reflected in the layout of development, particularly the radial road layout and location of
local centres. It is intended that both ‘C’ and ‘A’ Stations will become central to, and an important focus
for the new community on the SUE. They will be provided with a new context which will assist in
securing their long term reuse and preservation.
7.181. In addition to the above, further assessment of the impact on the setting of ‘C’ and ‘A’ Stations in
response to issues raised, is included in the 2013 ES. Consideration is given to the features which
currently contribute to the immediate and wider setting and context of ‘C’ and ‘A’ Stations. The wider
setting is described as relating to the position of the buildings in the surrounding landscape within a
large enclosed area of undeveloped land with the immediate setting including the visual relationship
between the two Stations and localised planting on the site. The assessment acknowledges that there
will be considerable visual alteration and thereby considerable residual effects on the setting of ‘C’ and
‘A’ Stations as a result of the built development. It also points out nonetheless that their heritage
significance as pivotal elements of the site are preserved in the design of the proposals as incorporated
in the development framework and other related parameters plans which will guide the detailed
development of the SUE.
7.182. The further assessment concludes that the overall residual effects of development on the setting of ‘C’
and ‘A’ Stations are of moderate adverse significance. These effects should be balanced, however, by
what are considered to be the highly beneficial effects of bringing the buildings back into use. Taking
this into account, the residual impact on the significance of the setting of ‘C’ Station is considered to be
neutral and that on ‘A’ Station to be minor to moderate beneficial.
Dunsmore House
7.183. The setting of Dunsmore House is stated to relate primarily to the surrounding designed landscape
within which it was originally intended to have been appreciated. The wider setting relates to its
position on a ridge with long distance views over surrounding agricultural land to the south.
7.184. The assessment indicates that in view of the distance from the SUE and intervening agricultural land, the
immediate setting will remain unaffected by the proposals and the impact on the significance of the
historic asset thereby unaffected. With regard to the wider setting, the proposed SUE will feature in
longer distance views which the assessment states have already been altered to some extent by the
development at DIRFT. Whilst the wider setting would result in some changed views from, and of
Dunsmore House as a result of the proposed development, the longer distance views would nonetheless
retain a sense of the surrounding agricultural landscape comprising the remaining fields separating the
House from the site boundary. The assessment concludes that the impact of the residual effect of
development on the significance of the setting of Dunsmore House will be minor adverse in nature.
Conservation Areas
Hillmorton Locks
7.185. The Hillmorton Locks Conservation Area is based on the Oxford Canal and its three pairs of locks
together with associated buildings comprising a cluster of dwellings and former workshops located on
the north side of the bridge over the canal and a smaller number of dwellings and the Church of St.John
the Baptist on its south side. The high railway embankment of the WCML separates the conservation
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area from the main built up urban area of Rugby. The designated area includes a large amount of
farmland or pasture land which provides a countryside setting and rural character to the settlement.
7.186. The Conservation Area Assessment of Hillmorton Locks contained in the updated 2013 ES considers the
potential impact of the proposed development on the special interest of the conservation area having
regard to English Heritage guidance and the Council’s own appraisal of June 2010. It includes an analysis
of its character and appearance, its setting in the wider landscape and key views and vistas from, and to
the conservation area including those along the canal towpath.
7.187. The assessment confirms that key views out of the conservation area are from the canal towpath in
both directions. From the towpath on the west side of Hillmorton Locks there are views over the open
landscape to the north. On the east side are views of the rising ground comprising Normandy Hill. Views
of open farmland to the north of the canal are also gained from the churchyard. The assessment
confirms that the topography and nature of the surrounding environment largely prevents long distance
views across much of the application site.
7.188. Though the edge of the proposed development runs in relatively close proximity to the north‐east
boundary of the conservation area, views across this area from within Hillmorton Locks are restricted by
existing trees and hedgerows and the rising topography which will assist in screening the development.
Any impact is to be further limited by proposed new woodland planting between the edge of the
development and the conservation area in this location.
7.189. It is acknowledged that views from the canal towpath in the east of the conservation area will change as
a result of proposed development on Normandy Hill but proposed landscaped buffers which are an
integral part of the scheme will assist in maintaining the rural character.
7.190. The setting of the conservation area on its north‐west side will also experience visual and audible effects
as a result of the link road but this is limited by existing trees and vegetation along the canal and will be
further mitigated by landscaping along the link road and control measures in the form of an acoustic
barrier to minimise any impact from traffic noise.
7.191. During the construction stages of the SUE in relation to the link road and built development along the
western and southern edges of the site, the potential effects on the setting of the conservation area is
assessed as being minor adverse in nature. A similar impact is recorded after completion as a result of
the change to the wider landscape setting from the built development including the link road.
7.192. The assessment considers that the existing farmland contained within the conservation area boundary
together with proposed landscaped buffers between the conservation area and built development,
including the link road, is such that the rural setting of the conservation area and its distinct character
will largely be maintained. With the implementation of mitigation measures which are incorporated in
the proposed development framework and parameters plans the significance of the potential impact on
the setting of Hillmorton Locks Conservation Area is assessed as being minor adverse.
Clifton upon Dunsmore
7.193. The potential impact on the Clifton upon Dunsmore Conservation Area during both the construction and
operational stages is assessed as being negligible indirect whilst the significance of any residual impact
following on‐site mitigation is considered neutral, largely on account of the distance of the Conservation
Area from the SUE.
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c. Assessment of Ridge and Furrow
7.194. The 2011 ES assessed the impact on earthwork ridge and furrow during construction as a high adverse
direct impact of moderate/major adverse significance and the significance of the residual impact
following mitigation as being minor/moderate adverse. In response to the issues raised by English
Heritage and the County Archaeologist in connection with consultation on the 2011 ES, the applicants
commissioned a regional study of the survival of large (400 acres or more), contiguous areas of ridge
and furrow in the Midlands to assist in identifying the value of the asset and in the consideration of the
impact of development on earthwork ridge and furrow in the SUE.
7.195. The area of ridge and furrow in the SUE extends to some 233ha (583 acres). The proposed development,
as amended, will result in the reduction of ridge and furrow to 39ha (96 acres) as specified in the 2013
ES addendum. Officers have since been advised that the figure is in fact 34ha. Those areas to be
retained and managed lie close to Hillmorton Locks bordering Clifton Brook and on the east facing flank
of Normandy Hill.
7.196. The loss of ridge and furrow for purposes of environmental assessment is considered a high adverse
direct impact. In the context of the regional assessment it is acknowledged that this is a significant effect
on one of 17 locations identified in the region with more than 500 acres of ridge and furrow. The
regional assessment does not consider issues surrounding the significance of the ridge and furrow on
the SUE to be ‘clear cut’. It variously states that the significance of the ridge and furrow lies in:
 its archaeological and historic interest
 (primarily) its value in its own right and as a possible component of a larger, contiguous area of ridge
and furrow extending across the A5 into the parishes of Lilbourne, Yelvertoft and Crick
 its value as part of the Medieval Open Field System of Hillmorton, in providing an understanding of
Medieval farming practice generally, the organisation of agriculture within the Parish and an
overview of Medieval land‐use.
7.197. Though the assessment expresses the view that the significance of the ridge and furrow lies particularly
in its extent and contiguousness, it goes on to state that its lack of association with its contemporary
village (Hillmorton) and the unknown quality of historical documentation limits the significance.
7.198. Mitigation for the loss of the ridge and furrow is proposed in the form of investigation and recording
ahead of development to include topsoil stripping and archaeological excavation in order to realise the
archaeological interest of the asset together with publication, management and interpretation of the
remaining areas for public benefit. It is intended that such mitigation is secured by way of planning
condition. The 2013 ES addendum assesses the residual impact of the loss of the ridge and furrow
following mitigation as being moderate/major adverse of minor/moderate significance.
Scheme Amendments
7.199. The 2013 ES addendum confirms that there will be no significant changes to the impact on cultural
heritage and archaeology as a result of the altered site boundary to accommodate the scheme on DIRFT
II.
7.200. It similarly concludes that there will be no significant changes to impacts on the Hillmorton Locks
Conservation Area resulting from the altered alignment of the link road in view of the proposed acoustic
barriers and landscaping measures which will help screen the road.
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7.201. With regard to the additional development proposed on Normandy Hill, the assessment concludes that
there are no significant changes to the impacts arising from the additional loss of ridge and furrow and
the proximity of development to the Hillmorton Locks Conservation Area.
Hillmorton Bottom Lock
7.202. The lock is located on the Oxford Canal at the northern edge of Hillmorton Locks outside of, but in close
proximity to the application site boundary. The lock was grade II listed in May 2010 after baseline
studies for the assessment of the impact on heritage assets had been carried out. The visual and audible
impacts arising from the construction of the link road are assessed as being of a moderate adverse
nature. The residual effects in the form of visual changes in the landscape and traffic noise after
completion, and mitigation comprising acoustic fencing and landscaping, are assessed as being of a
minor adverse nature.
Consideration of Heritage Issues
7.203. There is a statutory requirement to have special regard to the impact of development on listed
buildings. The impact of the proposed development on the significance of the heritage assets and their
settings is a material consideration to be weighed in the balance with all other considerations, including
the allocation of the site for purposes of a sustainable urban extension in the Council’s Core Strategy. It
is Council policy in respect of the historic environment that development be closely controlled
recognising not only the contribution that heritage assets make to the built environment and the
landscape, but also their own intrinsic merit and historic value.
7.204. Government policy and the methodology contained in the NPPF and in English Heritage guidance
requires a rigorous, objective examination of the potential impact of development on the significance of
heritage assets and their settings. It is considered that the extent of the information contained in the
2011 ES and 2013 ES addendum and associated heritage reports is both proportionate to the
importance of the heritage assets identified and sufficient to understand the potential impact of the
proposals on their significance to enable the Local Planning Authority to come to an informed view in
determining the application.
7.205. In response to re‐consultation following the submission of the 2013 ES and other supporting
information, the County Archaeologist remains concerned that the extent of research and analysis of
historical documents undertaken in connection with ridge and furrow is insufficient to come to a sound
judgement on the impact of the proposals on its significance. The County Archaeologist’s own view
nonetheless is that the impact is large adverse and that this should be given significant weight in
weighing up the benefit of the development.
7.206. Though also remaining concerned about the extent of archaeological investigation, the County
Archaeologist accepts that a further programme of archaeological works can be appropriately covered
by condition. The County Archaeologist is also of the view that a detailed conservation plan for ‘C’ and
‘A’ Stations should be brought forward at the earliest opportunity.
7.207. English Heritage consider that the additional information submitted in relation to heritage assets now
provides the Local Planning Authority with a sound evidence base upon which to weigh the various
issues. It remains of the view that the ridge and furrow is of national importance and that in coming to a
decision on the proposals the Local Planning Authority should consider the following matters in a
reasonable and proportionate manner:
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do the public benefits of the development outweigh the loss associated with the impact on the
historic environment?
could the development be delivered elsewhere without this level of impact?
do the proposals maximise opportunities to preserve and enhance the significance of the historic
environment and has any harm been avoided or mitigated as far as can be reasonably achieved?

These matters are considered further below.
7.208. In response to the original and re‐consultation, neighbours and other interested parties have expressed
concerns and objections in respect of the impact on the Hillmorton Locks Conservation Area, the impact
on Dunsmore House and the loss of ridge and furrow.
7.209. The urban design approach embodied in the proposals and reflected in the development framework
plan and related parameters plan has had full regard to the potential impact on the significance of the
listed buildings and their settings and the Conservation Areas identified. The conclusions reached in the
EA in respect of the impact on significance is considered reasonable and sound.
7.210. It is acknowledged that the settings of ‘C’ and ‘A’ Stations will change and that they will be provided
with a new context. It is considered, however, that their historic importance and significance has been
sensitively addressed and will not be diminished by the proposals. The process included in the outline
conservation plan following the grant of outline planning permission by way of submission of a detailed
conservation plan and business plan to be covered by condition will secure the refurbishment and long
term re‐use of ‘C’ and ‘A’ Stations as key elements in the SUE.
7.211. Any impacts on the historic interest of the Church of St. John the Baptist, Dunsmore House and
Hillmorton Bottom Lock are of minor significance. It is considered that the impacts identified through EA
will be appropriately mitigated.
7.212. The Local Planning Authority has a duty to ensure that proposals for development either preserve or
enhance the character and appearance of Conservation Areas. Due consideration has been given to the
relationship of development with the Hillmorton Locks Conservation Area and the impact of the
proposals on its setting, character and appearance. Though the wider context in which the Conservation
Area will be viewed will change, its distinct identity and character will be maintained. Nonetheless, it is
considered that further mitigation should be provided on its north‐west side in the form of woodland
planting, in addition to that proposed, in view of the relationship with the link road. This can be covered
by condition.
7.213. Issues in relation to the loss of significant areas of ridge and furrow have been given due consideration.
It is considered that there is sufficient information for the Local Planning Authority to come to a view on
this issue and the following addresses the matters referred to by English Heritage above.
7.214. There is no dispute about the extent of the loss of ridge and furrow and that this represents a significant
loss both on its own and in the context of the amount of ridge and furrow extending into Lilbourne,
Yelvertoft and Crick. Views differ, however, on the historic importance and the level of significance that
should be attributed to this non‐designated heritage asset. It is considered that even with the mitigation
proposed, the significance of ridge and furrow in this location as a whole and that element retained, will
be diminished. Nonetheless, the public benefits which include the delivery of, and meet the urgent need
for housing and economic development in the Borough are considerable and it is considered outweigh
the loss associated with the impact on the historic landscape.
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7.215. To deliver development of the nature and scale proposed elsewhere without the level of impact
identified would require the formulation of a new development strategy for the Borough as a whole.
With the significant inherent delay that this would entail and the need to progress the development,
this would not be a viable proposition. As part of the Core Strategy process leading to formal adoption,
alternative strategies were considered to accommodate the long‐term growth of the town but none
considered as advantageous as the Rugby Radio Station to deliver the level of development proposed in
a single planned, comprehensive scheme.
7.216. The development of the SUE forms the basis of, and lies at the very heart of the Council’s adopted Core
Strategy to accommodate and deliver growth through to 2026 and beyond. The site is allocated to
deliver a minimum level of development. The Core Strategy was itself subject to considerable public and
technical consultation and examination in public prior to adoption, including consultation with English
Heritage and Warwickshire Archaeology. Neither party objected to the allocation of the Rugby Radio
Station as a sustainable urban extension which by its very nature would inevitably result in the loss of
ridge and furrow as a result of large scale development.
7.217. On the site itself, the constraints to development are such that even where it might be considered that
some limited re‐configuration of built development could potentially be accommodated there would
still be a significant loss of ridge and furrow.
7.218. Taking account of all the constraints to development on the site, including the extensive areas of
floodplain and ecological considerations, together with the Core Strategy requirement to deliver the
minimum level of development proposed, the scheme strikes a balance and maximises the extent of
ridge and furrow it is considered possible to preserve. The proposed mitigation in the form of study and
recording of the ridge and furrow to be lost ahead of development, together with access to and
interpretation of that retained for public benefit, meets that which it is considered can be reasonably
achieved.
7.219. In view of the above, it is considered that the proposals and the assessment of the proposals accord
with the requirements of policies CS16 and section 12 of the NPPF.

Ecology
7.220. Saved Local Plan policy E6 seeks to safeguard biodiversity interests including protected species and
supporting habitat such as ponds, hedgerows and trees. The NPPF similarly seeks to minimise impacts
on biodiversity (para.109) and puts a responsibility on local planning authorities to conserve and
enhance biodiversity and to encourage biodiversity in and around developments.
7.221. Under the provisions of the Natural Environment and Rural Communities Act 2006 (NERC Act), in
exercising their functions, local authorities must have regard to the purposes of conserving biodiversity.
Local planning authorities also have a responsibility as set out in Circular 06/2005
7.222. To further the conservation of habitats and species of principal importance where they may be
adversely affected by a planning proposal. The Conservation of Habitats and Species Regulations 2010
(Habitat Regulations), as amended, implement the European Directive 92/43/EEC on the conservation of
habitats and fauna and flora, and include measures which seek to protect certain species. Under the
regulations certain activities which would normally constitute an offence against European Protected
Species can only be carried out legally under a licence issued by Natural England.
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7.223. The 2011 ES and the 2013 ES addendum assess the potential impacts of the proposed development on
ecology and nature conservation and outline proposals to mitigate those impacts.
7.224. In response to consultation on the application as originally submitted, including the 2011 ES, Natural
England, the Environment Agency, the County Ecologist and Warwickshire Wildlife Trust highlighted
what were considered to be deficiencies in the assessment and various other concerns in relation to the
potential impact on protected species. It was also considered that there was a need for more
information to enable the Local Planning Authority to take a more informed view of the potential impact
on biodiversity and appropriate mitigation.
7.225. These matters principally related to the age of the survey data and associated need for updated surveys
in relation to Great Crested Newts, bats and breeding birds to inform mitigation proposals and
protected species licensing requirements; the securing and management of mitigation in the longer
term; lack of assessment of the impact on local wildlife sites (LWS) and, the lack of potential to mitigate
all impacts on site with particular reference to Curlew and Skylarks.
7.226. The issues raised were included in the Council’s Regulation 22 request and are addressed in the 2013 ES
addendum and other supporting information. This confirms the updated survey work in respect of Great
Crested Newts, bats and breeding birds carried out in 2011 and 2013 and further EIA assessment taking
account of amendments made to the development proposals since the submission of the original 2011
ES and also outlines any additional mitigation measures proposed.
Baseline Conditions
7.227. The ES (2011 and 2013) identifies and maps habitats present on the site including areas considered to
be of greater ecological value to establish baseline conditions. Particular attention is paid to the
presence of protected, rare, notable and priority (UK Biodiversity Action Plan (BAP)) species. Specific
surveys were carried out to identify the presence of Badgers, bats, Otters, Water Voles, reptiles, Great
Crested Newts and breeding birds.
7.228. The ES confirms that although the potential ecological impacts of the proposed development are largely
confined to the application site, the presence of watercourses gives rise to the potential for off‐site
impacts and these have also been fully considered as part of the assessment. Any indirect impacts on
sites nearby designated for their ecological interest have also been taken into account. As part of the
analysis, where any significant impact is identified it is described as ranging from major to negligible.
7.229. The assessment confirms that there are no statutory designated sites within or adjacent to the
application site. With regard to non‐statutory wildlife sites, the majority of the site is classed as an
Ecosite by the Warwickshire Biological Records Centre comprising mainly of the Rugby Radio Mast Land
Ecosite and also including the Hillmorton Grasslands, Hillmorton Marsh, Disused Railway and Clifton
Brook Ecosites. The Oxford Canal running alongside the application site is also designated an Ecosite and
a potential Local Wildlife Site (LWS) whilst a section to the south of the application site is designated a
LWS. The Oxford Canal Meadows LWS is located in the west of the site adjacent to the southern
boundary. An area of land amounting to some 13.2ha in the east of the site known as the Rugby Radio
Station A5 Meadow LWS was designated in April 2011 on the basis of its damp meadow grassland
habitat. Clifton Brook, which forms the northern boundary of the application site, was included in the
River Avon LWS in January 2011 in view of its role as a wildlife corridor and potential to provide habitat
for Water Vole and Otter.
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7.230. The majority of the site comprises species poor, improved grassland together with semi‐improved
grassland and course grassland. The majority of the hedgerows in the site are identified as being species
poor though the more important hedgerows have informed the evolution of the green infrastructure
proposals and the proposed development framework itself. Trees are located throughout the site mainly
in the hedgerows. A mature orchard is identified in the south of the site (Dolman’s Farm) and a number
of allotments in the west. Japanese Knotweed has been identified in the curtilage of Dollman’s Farm.
7.231. There are some 29 ponds distributed throughout the site, some of which are shallow depressions to
allow grazing stock access to water, with others fenced off supporting aquatic and marginal vegetation.
The surveys show that the ponds provide important breeding habitat for a population of Great Crested
Newts with ditches and hedgerows being used for dispersal purposes across the site.
7.232. Low levels of bat activity have been recorded across the site, mainly of common species, though a
maternity roost of Brown Long‐eared bats has been identified within the main farmhouse of Dollman’s
Farm in a number of surveys though was absent in the most recent survey in 2013. No evidence of
Otters or Water Voles has been found in the Oxford Canal or the Clifton Brook though it is considered
that they are likely to be used as commuting routes on a sporadic basis.
7.233. Evidence of Fox and the presence of Brown Hare has been recorded during surveys and the site supports
a number of small mammal species. No common reptiles have been recorded apart form a small
population of Grass Snake in the centre of the site.
7.234. Despite the large size of the site, the assessment indicates that the absence of woodland and significant
stands of trees limits opportunities for birds with the majority of interest in species associated with
open grassland and arable farming. Of particular note are pairs of breeding Curlew which have been
recorded on the site in the earlier and most recent surveys and breeding Skylark which have been
recorded widely distributed across the site.
7.235. A variety of other bird species have been recorded at various locations across the site. These include
Fieldfare and Kingfisher which are listed in Schedule 1 of the Wildlife and Countryside Act 1981, as
amended (offence to disturb nesting birds); House Sparrow, Linnet, Marsh Tit, Skylark, Song Thrush,
Starling, Twite and Willow Tit which are included on the RSPB Red List in Birds of Conservation Concern
2009 (highest conservation priority with species needing urgent action) and, Bullfinch, Curlew, Dunnock,
Reed Bunting and Yellowhammer which are UK Priority Species (identified as being the most threatened
and requiring conservation action). Other species recorded include Whitethroat, Common Partridge,
Little Owl and Garden Warbler. There is also evidence of nesting Barn Owl in the Radio Station
outbuildings in the centre of the site.
7.236. Overall, the majority of the habitats identified are described as being of limited value with relatively
poor species diversity though as referred to above the network of ponds provide important breeding
habitat for Great Crested Newts.
Impacts and Mitigation
7.237. The impacts and mitigation identified in the ES, which includes a replacement Biodiversity Strategy
document in the 2013 ES addendum are briefly described below.
Non‐statutory designated Wildlife Sites
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7.238. The potential effects on the non‐designated sites are identified as disturbance, such as the deposit of
dust during construction, hydrological from potentially contaminated run‐off also during construction,
and habitat loss. Prior to mitigation the potential adverse effects are considered to be of minor to
moderate adverse significance.
7.239. Standard dust control measures and careful use and storage of machinery are recommended together
with other measures to control surface water run‐off during construction which will be incorporated in a
Construction Environmental Management Plan in order to mitigate such adverse impacts.
7.240. The Oxford Canal Meadows LWS and Rugby Radio Station A5 Meadow LWS are being fully retained and
managed with a view to improving their botanical diversity with the former being enhanced as an
ecology park. That part of the Clifton Brook which crosses the site is to be realigned and enhanced along
its length to create new and enhanced habitat for a range of species. Though grassland habitat will be
lost, a large part, particularly in the north and west of the site will be retained and measures included
(scrapes) to create new wetland habitat. In addition, other measures are proposed to increase species
diversity and to create new habitat to enhance the retained areas of the Ecosite.
7.241. Overall, following mitigation and enhancements, impacts are assessed as being minor beneficial.
Habitats
New Habitat
7.242. A range of new habitats will be created which will provide new opportunities for wildlife comprising new
watercourses and ponds as part of the proposed SUDs scheme, other new ponds and wetlands, and
through the realignment and enhancement of the Clifton Brook, extensive woodland planting and the
provision of allotments and orchards.
Grassland
7.243. As referred to above, large areas of grassland habitat will be lost (approximately 78ha or 33%) which the
assessment considers to be of negligible ecological significance. The remainder will be retained as
informal open space and as part of the green infrastructure. Prior to the mitigation and enhancement
proposed, such loss is assessed to be locally minor to moderate adverse.
7.244. Mitigation is proposed in the form of management to improve the quality and ecological value of the
retained grassland in the northern section of the site amounting to some 107.5ha, the grasslands
around Hillmorton adjacent to the Oxford Canal amounting to some 41ha and the area between the
Oxford Canal and railway amounting to 27.7ha which is to be retained and managed as an ecology park.
The ES recommends that together with the other retained habitats and those created, this be included
in a Biodiversity Management Strategy to ensure that a net benefit for a range of species is ensured in
the longer term. It is intended that this be included in a condition as a site wide strategy. Following such
mitigation and enhancement, the impacts are considered to be moderate beneficial at the local to
county level.
Hedgerows
7.245. The majority of hedgerows are assessed as being species poor. Those identified as being notable are to
be retained and incorporated in the proposed green infrastructure together with a large proportion of
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other hedgerows. In terms of the hedgerow to be lost, the impact is assessed as being locally minor
adverse.
7.246. With regard to mitigation and enhancement, the loss of hedgerow will be compensated by new
planting, particularly in the green corridors linking open space and it is envisaged that the development
will result in a 10% increase in hedgerow compared with the current position. Following such mitigation,
the impacts are considered minor beneficial at the local level.
Watercourses
7.247. The watercourses are considered important ecological linkages and polluted surface water run‐off both
during construction activities and following completion is identified as potentially affecting their nature
conservation interest. Prior to mitigation such impacts are considered minor to moderate adverse at the
local to county level.
7.248. Mitigation recommendations include the prevention of encroachment by construction traffic on both
the Clifton Brook and the Oxford Canal and ensuring that the quantity and quality of water entering
watercourses meets agreed Environment Agency standards. Recommendations in connection with the
re‐profiling and realignment of the Clifton Brook for the benefit of wildlife are incorporated in the
proposals and considered a significant enhancement over the current position. Following mitigation and
enhancement, the impacts are considered major beneficial at the local level.
Ponds
7.249. Of the 29 ponds identified in the application site, 12 have been shown to support breeding Great
Crested Newt and only one such pond will be lost as a result of development, which is assessed as of
negligible significance at the local level, whilst all others identified are to be retained. A total of 68 new
ponds, some of which form part of a SUDs scheme are to be created. Disturbance to ponds during
construction is assessed to represent a moderate adverse impact at the local level.
7.250. The retention of, and creation of additional ponds has informed the green infrastructure proposals for
the site as a whole and the strategy for mitigating any impact on Great Crested Newt. Management of
ponds will form part of the proposed Biodiversity Management Strategy for the benefit of wildlife such
that following mitigation and enhancement, impacts are assessed as being moderate beneficial at the
local level.
Trees
7.251. The number of mature and semi‐mature trees within hedgerows and some isolated specimens are small
in relation to the size of the application site. It is intended that the majority of trees will be retained with
only minor losses to form accesses and accommodate the proposed development assessed as a minor
adverse impact at the local level. Loss of trees will be more than compensated through the level of new
planting proposed across the site, assessed as minor beneficial at the local level.
Other Habitats
7.252. Other habitats identified in the application site are assessed as being of negligible ecological interest and
any potential impact more than compensated for by the extent of the overall mitigation and
enhancement proposed.
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Other – Japanese Knotweed
7.253. Japanese Knotweed is subject to controls under the Wildlife and Countryside Act 1981. It is confirmed in
the assessment that a suitable strategy will be employed within a Construction Method Statement to
ensure the eradication of that identified at Dollman’s Farm.
Fauna
Badgers
7.254. Surveys have indicated limited use of the site by badger and no setts will be lost to, or impacted on by
the proposed development. The green infrastructure framework proposed will maintain links and
provide opportunities for foraging throughout the site.
Bats
7.255. Bats are afforded protection under the Wildlife and Countryside Act 1981, as amended, and the
Conservation of Habitats and Species Regulations 2012. In the event that the maternity roost of Brown
Long‐eared bats is identified again prior to the demolition of Dollman’s Farm it is intended that works
and mitigation will be undertaken in accordance with a protected species licence from Natural England.
Nonetheless, a dedicated bat house is proposed to provide replacement and enhanced roosting
opportunities whilst it is also intended that 5% of all new buildings across the site will incorporate bat
roosting opportunities such as bat bricks or small voids at the eaves.
7.256. Most of the foraging opportunities for bats will be retained and enhanced in the green infrastructure
proposals and as identified in the supporting ecological mitigation plan 100 bat boxes are to be installed
on retained trees throughout the site.
Otters and Water Voles
7.257. Though no evidence of Otter and Water Voles has been recorded during surveys, prior to any works to
and along the Clifton Brook, and along the Oxford Canal, checks are to be carried out and a watching
brief maintained in consultation with Natural England if deemed necessary.
Brown Hare
7.258. Though there will be some loss of suitable habitat the majority of grassland currently being used by
Brown Hare in the north of the site is being retained. The assessment acknowledges, nonetheless, that
the loss of some habitat together with disturbance through recreational use may result in the loss of
some Brown Hare from the site.
Birds
7.259. Trees, hedgerows and other retained and new habitat will provide potential nesting sites and foraging
for a variety of bird species. In addition, Barn Owl nesting boxes are to be provided on the site prior to
the demolition or alteration of any Radio Station outbuildings.
7.260. The assessment states that the presence of Curlew is notable since this species is uncommon in a
lowland farm setting and its presence is largely due to the undisturbed nature of the grassland habitat.
It acknowledges that disturbance of the species during both construction and following completion of
the SUE is likely. The assessment recommends that the new wetland scrape habitat proposed in the
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grassland areas in the north of the site are provided prior to any construction works in order to limit
disturbance and maximise opportunities for retention of the species. Additional habitat is also to be
created in the ecological area in the south of the site adjacent to the Oxford Canal. The assessment
considers that no additional on‐site mitigation is required.
7.261. With regard to off‐site compensation, reference is made to the creation of significant new habitat
amounting to 78ha known as Lilbourne Meadows on the opposite side of the A5 as part of the DIRFT III
proposals which it is advised will provide habitat of greater value than that currently within the
application site.
7.262. In connection with Skylark, the assessment advises that significant areas of habitat in the form of the
managed grassland in the north of the site will be retained with improved potential for breeding Skylark
and that any clearance of potential Skylark habitat will be undertaken outside the nesting season. The
assessment considers that the on‐site mitigation proposed together with that off‐site at Lilbourne
Meadows will more than compensate for loss of habitat identified and no additional mitigation is
proposed.
Great Crested Newt
7.263. The Biodiversity Strategy refers to the applicant’s early engagement with Natural England in respect of
the level of mitigation required to ensure that the favourable conservation status of Great Crested Newt
is maintained. Built‐in mitigation is included in the framework which will guide the detailed
development of the SUE. It is pointed out that whilst providing biodiversity enhancement, the Green
Infrastructure network proposed has been specifically designed to ensure the retention of Great Crested
Newt and to integrate terrestrial habitat with existing breeding ponds. The new ponds to be created are
to be designed to form high quality breeding habitat which it is intended will more than compensate for
the one breeding pond to be lost to development.
7.264. Connecting terrestrial habitat in the green wildlife corridors shown on the Green Infrastructure
Parameters Plan will be designed and managed to maximise potential for Great Crested Newt including
appropriate planting for purposes of foraging and hibernation, amphibian tunnels and crossings and the
provision of artificial hibernaculas. It is intended that the precise form of habitat and mitigation will be
agreed with Natural England at the protected species licensing stage and that a trapping and relocation
programme will be implemented under licence prior to the commencement of any development.
7.265. Following mitigation, the impact on Great Crested Newt is assessed at the national level as being minor
beneficial.
Invertebrates
7.266. The assessment considers that the habitats retained together with new ones created will support and
provide significant enhancement for a range of common and other invertebrates.
Overall Ecological Impact
7.267. The assessment confirms that the retention of habitats of a relatively higher ecological interest and their
enhancement, and the creation of new habitat, together with special consideration of important and
protected species has been designed in to the proposals for the SUE in order to achieve a net
biodiversity enhancement in accordance with the NPPF. The green infrastructure proposals including the
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proposed ecology park and the enhancement of the Clifton Brook are considered to give rise to
significant benefit.
7.268. Following mitigation and enhancements, including long‐term management, the EA considers that apart
from Curlew, the development will result in a net beneficial enhancement in biodiversity terms of
moderate beneficial significance.
Consideration of Ecology Issues
7.269. In response to the re‐consultation on the 2013 ES addendum and other supporting information, Natural
England, amongst other things, has re‐iterated its support for the green infrastructure strategy
proposed but is disappointed at the additional loss of green space arising from the amendments to the
proposals; remains concerned about the inclusion of roads within green corridors; reminds the Local
Planning Authority of the need to address relevant tests in respect of protected species prior to
determination of the application and to have regard to impacts on local or national biodiversity habitats
and species, and the need to secure the management and maintenance of habitats throughout the
development of the site and beyond including measures to enhance biodiversity.
7.270. The Warwickshire Wildlife Trust maintains its original objections on the basis of what it considers is
inadequate assessment of the impact on biodiversity; that the Local Planning Authority has insufficient
information on which to make an informed judgement in this regard; that inadequate mitigation is
proposed for Curlew and Skylarks, and that there is insufficient information in terms of the delivery and
management of ecological mitigation to determine that a net benefit in biodiversity will be achieved.
7.271. Councillors Dodd, New and Sandison have raised issues about potential for independent assessment of
the impact on biodiversity on the site and neighbouring local nature reserves and to fund an on‐going
biodiversity action plan for the east of Rugby. The potential detrimental impact on habitats and wildlife
has been raised in individual representations by neighbours, by Sustainable Rugby and by Rugby Friends
of the Earth.
7.272. The Borough Council is primarily advised on biodiversity interests by the County Ecologist who has been
in discussion with the applicant’s ecological consultants in connection with proposals for the
development of the site over a number of years. Though the County Ecologist considers that the main
ecological issues have been appropriately identified and is generally satisfied with the approach to
mitigating ecological impacts, he advises, nonetheless, that the level of importance of certain habitats
may not have been fully established and that it could be considered that there is insufficient data to
enable the Council to assess ecological impacts in accordance with relevant policies and legislation. He
also considers that the residual impact on Curlew and Skylarks will arise from disturbance by residents
of the SUE. The County Ecologist acknowledges, nonetheless, that there is potential to acquire data as
phases are developed consistent with the requirements of the NPPF and that this can be dealt with by
way of a Construction, Ecological Protection and Mitigation Strategy, including biodiversity offsetting,
which it is suggested be included in a S106 agreement.
7.273. There are clearly differing views as to the adequacy of the assessment of the impact of the proposals on
biodiversity, the level of that impact and adequacy of mitigation, and whether or not this is sufficient for
the Local Planning Authority to come to an informed view in considering the merits of the proposals.
The impact on biodiversity is a matter which has to be weighed in the balance with all other material
considerations, including the allocation of the site in the Council’s Core Strategy to deliver substantial
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amounts of housing and employment development together with related community and other
infrastructure.
7.274. It is considered that the site constraints and opportunities in relation to biodiversity interests, including
mitigation of the identified impacts, have been fully taken into account in developing the proposals as
far as can reasonably be expected given the complexity of various competing interests and matters in
relation to the development of the site as a whole. The proposed development framework which will
guide the detailed development of the SUE includes significant ‘built‐in’ mitigation to retain and
enhance the most important habitats and to safeguard protected species. The green infrastructure and
biodiversity strategies are integral to this and will retain important habitat and create new habitat of
benefit to wildlife. The applicants have confirmed that though there will be pedestrian and cycle routes
in the green wildlife corridors, there will be no roads.
7.275. It is intended that an ecological mitigation and management strategy be covered by condition. Amongst
other things, this will require the submission of details of habitat and species protection measures,
details of habitat clearance, creation, enhancement and phasing, measures for the protection of
habitats including restricted access to protected areas (Local Wildlife Sites), European protected species
mitigation and translocation, site specific ecological management plans and monitoring regimes.
7.276. The main area of contention is in relation to the adequacy of mitigation for Curlew and Skylark. It is
acknowledged that disturbance to Skylark and Curlew is unavoidable and that there is likely to be a loss
of Curlew from the site as a result of that disturbance. The habitat for Skylark is not unique to this site
and there will be opportunities for Skylark nonetheless on other parts of the larger site. Enhancement
to, and replacement habitat will go some way in offsetting this impact while the proposed Lilbourne
Meadows Nature Reserve to be delivered specifically for nature conservation as part of the DIRFT III
proposals would become available as additional and alternative habitat for these species.
7.277. It has been established that there will be a need for a licence from Natural England to safeguard Great
Crested Newt, a European Protected Species, arising out of the proposals to develop the site. Under the
Habitat Regulations, in circumstances where a licence is required the applicant must satisfy three
derogation tests. Local planning authorities also have to take the tests into account in considering
proposed development and in coming to a decision, be satisfied that the applicant is likely to be able to
meet the requirements of the tests.
7.278. The first test covers imperative reasons of overriding public interest. In this case the development will
meet the specific and urgent need of the Borough relating to requirements for housing and employment
development together with related social infrastructure, in accordance with the Council’s Local
Development Framework Core Strategy and national planning policy. The site will contribute up to 6,200
new homes to meet Rugby’s housing need. The site is identified in the adopted Core Strategy as being
the preferred location for future development and expansion as it can provide a sustainable urban
extension to Rugby and accommodate a mix of uses. The requirement for growth in this area has been
considered over a long period.
7.279. The second test relates to there being no satisfactory alternative. This test can be seen in two forms – is
there an alternative including the do nothing scenario which can come forward and secondly can this
particular site be delivered in an alternative fashion/design/layout which would be of greater benefit to
the European Species being considered. The development framework proposed together with
associated green infrastructure and ecological mitigation plans have been arrived at with a view to
minimising the loss of terrestrial habitat for European protected species and results in a net benefit as
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set out in the Environmental Statement. Officers are content that there are no other alternative
proposals including the do nothing scenario which could deliver the quantum, scale and quality of
housing and employment provision as being advanced by this proposal. As such, given the results of the
great crested newt and bat surveys and the mitigation built‐in to the proposals, it is considered unlikely
that a licence would be refused on this basis.
7.280. The third test is that the favourable conservation status of the population of the species concerned will
be maintained in their natural range. It is considered that the favourable conservation status will not be
negatively impacted by the proposed development particularly in view of the proposed green
infrastructure and biodiversity mitigation strategies which will be covered by condition and which will
potentially significantly enhance habitat and biodiversity value on the site for protected species,
including the potential afforded by the proposed SUDS scheme and the provision of other green amenity
space. The developer has been in on‐going consultation with Natural England from the outset of the
proposals in relation to the mitigation strategy for Great Crested Newts and this will form part of the
developers forthcoming licence applications to be agreed with them. This provides comfort that the
favourable conservation test will be passed at the licensing stage.
7.281. It is therefore considered that the applicant is very likely to meet the three tests in connection with
European Protected Species licensing requirements. Officers have had full regard to the NERC Act and
Habitat Regulations in coming to this view as will the Committee in coming to a decision on the
proposal.
7.282. In view of the above, it is considered that the applicants have satisfactorily demonstrated to the extent
that is reasonably considered appropriate that with the mitigation proposed there are no overriding
ecological constraints to the development of the site. The presence or otherwise of protected species
and the extent to which they may be affected by development has been given proper consideration. The
framework to be established to guide the detailed development of the site will minimise the impact on
ecology and biodiversity and provide significant opportunity for biodiversity enhancement. The
proposed mitigation will result in long‐term benefits arising from both habitat creation and the
management of large areas of green infrastructure. It is therefore considered that the proposals accord
with Local Plan saved policy E6 and section 11 of the NPPF which seek to safeguard biodiversity interests
and conserve and enhance the natural environment.

The Water Environment
7.283. The proposed sustainable drainage system is a key factor which underpins the whole of the
development not only technically in terms of managing surface water run‐off, minimising flood risk,
dealing with waste/sewage disposal, but also environmentally‐ supporting ecology, contributing to
green infrastructure and enhancing open space and visual amenities. It is a vital element in achieving
sustainability. It is therefore essential to understand the local water environment in considering the
proposals.
In assessing the proposed development, the essential elements which affect the Water Environment
relate to water supply, surface water drainage and flood risk and these are considered within the
2011ES and the 2013 ES Addendum.
Policy
7.284. Relevant adopted planning policies seek to promote sustainable design and minimise flood risk.
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7.285. The NPPF in Section 10 ‘Meeting the challenge of climate change flooding and costal change’ (pars 99 –
100) states Local Plans should take account of climate change over the long term, including factors such
as flood risk, coastal change, water supply and changes to biodiversity and landscape. New development
should be planned to avoid increased vulnerability to the range of impacts arising from climate change.
When new development is brought forward in areas which are vulnerable, care should be taken to
ensure risks can be managed through suitable adaption measures including through the planning of
green infrastructure. Inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk, but where development is necessary, making it
safe without increasing flood risk elsewhere.
7.286. Section 11 of the NPPF on ‘Conserving and Enhancing the Natural Environment’ (para 109) states that
development should be prevented from contributing or put an unacceptable risk from, or being
adversely affected by unacceptable levels of water pollution.
7.287. Core Strategy policy 16 – Sustainable Design, states amongst other things that sustainable drainage
systems (SUDS) should be proportionately incorporated in all new scales of developments. Infiltration
SUDS should be promoted where it is practical. Where infiltration SUDS are not applicable surface water
should be discharged to a watercourse in agreement with the Environment Agency. It goes on to explain
that development will not be permitted in areas of high flood risk. All new development will seek to
minimise flood risk through the use of SUDS and appropriate integration with green infrastructure
networks. It also explains that surface water supply and treatment of waste water are important
considerations in new development.
7.288. Also of relevance to the water environment are Policies CS14 ‘Enhancing the Strategic Green
Infrastructure Network’ and CS15 ‘Green Infrastructure Allocations’
Key Characteristics (ES Baseline information)
7.289. The ES sets out the baseline information of the surface water environment surrounding the proposed
development on the site. It considers its various attributes which are used to assess potential impacts
from construction and occupation. The topography of the central and eastern areas of the site is
relatively flat with increased relief in the central southern area and north eastern corner (where the
valley of the Clifton Brook is more pronounced). The majority of the site sits within a shallow
topographical bowl drained by a series of ditches to a central low lying watercourse.
7.290. The water table beneath the site is maintained at an artificially high level to maximise the conductivity
of the below ground copper grid that formed part of the radio station infrastructure. The natural
drainage of the site has been impeded by the obstruction of natural drainage ditches with some flow
pathways completely filled in.
7.291. The geology of the site comprises predominantly alluvium to the north and east of the site underlain by
low permeable clays of the Charmouth Mudstone Formation (formerly known as the Lower Lias Clay).
The Hillmorton Sand is present along the south west boundary, close to the canal and railway line. There
is an area of boulder clay in the centre of the site. The majority of these soils beneath the site are of low
permeability. Hillmorton Sands are of higher permeability.
7.292. For the purposes of assessment the Study Area included everything within 1km of the site boundary (to
ensure receptors immediately downstream are also identified since impacts may propagate along
flowing watercourses). The surface water features have been identified as:
1. River Avon (Main River)
2. Clifton Brook (Main River)

100

3. Tributary of Clifton Brook
4. Oxford Canal; and
5. Drainage ditches (undesignated)
7.293. The northern boundary of the site follows approximately the course of the Clifton brook tributary which
drains in a south westerly direction until its confluence with the Clifton Brook. From there the Clifton
Brook flows towards the West Coast Mainline and Oxford Canal, near to Hillmorton Locks. The Clifton
Brook flows through a siphon beneath the Oxford Canal and is then canalised beneath the railway
before changing direction northwards. It flows under the railway for a second time in a north westerly
direction and parallel to the Oxford Canal to the east.
7.294. The Clifton Brook enters the site via a culvert beneath the A5. The watercourse flows through the main
SUE site in a north westerly direction until it meets its tributary.
7.295. The Oxford Canal runs beneath the West Coast Mainline and the A428 before turning to the northwest
and passing through the south western part of the site.
7.296. Across the site there are drainage ditches along some of the field boundaries and small ponds (possibly
ephemeral) occupy depressions. On the west side of the A5, but close to the site there is a pond
(potentially provided as part of ecological mitigation for DIRFT II). Another large pond is located in the
north west of the site and spills via a land drain into the Oxford Canal.
7.297. There are also a number of small ponds across the site, some of which have ecological value supporting
populations of breeding Great Crested Newts.
7.298. The quality of river water is monitored under a Water Framework Directive (WFD). This provides a
holistic approach with emphasis on ecological status as a broader indication of river health.
7.299. With regard to flood risk, the ES has considered all sources of flooding. These include:
1.
2.
3.
4.
5.

Fluvial flooding from the Clifton Brook and its tributary;
Groundwater flooding;
Foul sewer flooding
Flooding from the North Oxford Canal; and
Surface water flooding.

7.300. The importance of each identified water body that may be affected by the proposed development (i.e.
its recognised quality in terms of the biodiversity it supports; socio‐economic services; its ability to
absorb an impact without perceptible change) is presented as follows:
Clifton Brook – Medium / River Avon – High / Oxford canal – High / Drainage Ditches ‐ Low
Proposed Drainage Design
7.301. With regard to surface water drainage, the principles of SUDS have been considered and adopted by the
proposed SUE development. The overriding concept is to divide the site into discrete catchments based
on natural flow divides where individual site characteristics can be taken into account in the design of
SUDS. Source control and sub‐regional treatment and attenuation will take place within these
catchments. Each catchment will be connected to other nearby catchments by a series of conveyance
SUDS to larger SUDS (i.e. ponds) before discharging into the Clifton Brook.
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7.302. In accordance with SUDS principles, the proposed residential elements will require two levels of
treatment. The first treatment level will be by source control, which will consist of a range of
complimentary techniques(e.g. prevention, rainwater harvesting, geo cellular units, screens and oil traps
on downpipes, rain gardens and swales) to slow the rate of runoff and provide treatment by filtration,
settlement and biodegradation. The second treatment level will be site control, including ponds and dry
basins to attenuate storm water runoff and provide opportunities for sediments to settle out and
further pollution treatment. These features will be built into the green corridor infrastructure and public
open spaces.
7.303. Ground conditions/soil types rule out the effective use of soakaways across a large part of the site but
there is adequate soakaway potential to the south of the ridge to the north of the Oxford Canal. The
majority of the surface runoff from the site will ultimately drain to Clifton Brook via grassed swales and
attenuation ponds / dry basins.
7.304. With regard to foul water drainage, there are no public foul water sewers with adequate capacity to
serve the development. It will therefore be necessary for a new foul sewer to be laid connecting the site
with the Newbold Waste Water Treatment Works. This would be the responsibility of Severn Trent
Water. The applicants advise that Severn Trent Water will monitor flows and loads at the treatment
works to ensure that appropriate investment is programmed and confirmed that they do not envisage
any issues that would prevent additional treatment being made available in the future.
7.305. With regard to the link road, only the route alignment and preliminary design has been prepared at this
stage which has not considered drainage provision. The effects of routine runoff and spillage risk will
need to be taken into account during the detailed design of the drainage system to ensure adequate
protection of the water environment.
7.306. With regard to water supply, the area is served by the Draycote Water Treatment Works. Raw water is
extracted from the River Leam at Eathorpe and the River Avon at Brownsover and treated at Draycote
Water Treatment Works which has a maximum capacity of 30ml/d. Severn Trent Water confirm that
there is capacity to supply potable water from their Draycote WTW which serves the area, although
future peak day demands may need to be reviewed and the need for investment considered.
7.307. In order to meet the Code for Sustainable Homes Level 5 residential per capita target of 105 litres per
day a range of low water consumption appliances as well as grey and rain water recycling systems is
proposed. Water recycling does not lend itself easily to residential developments but is more effective in
local / district centres. Severn Trent Water has confirmed that a potable supply of water can be
provided to the development.
7.308. The ES also considers the likely impacts on surface water quality in terms of flood risk during
construction and after completion.
7.309. In considering the initial submission the Environment Agency raised no objections in principle to the
proposed development subject to conditions but considered the use of geo‐cellular storage tanks are
not an acceptable sustainable drainage technique and would not be accepted.
7.310. Severn Trent Water confirmed they had no objections subject to a condition.
7.311. In response to the Regulation 22 request, the applicant’s agent confirmed that the flood risk mitigation
strategy proposals include:
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‘Level for level’ compensation storage to mitigate for the loss of floodplain volume resulting from
the construction of the 3 access roads across the floodplain ( the two roads connecting to the A5
and the link road within the site);
Bridging structures for the A5 access roads have been designed to minimise the restriction to flow
Alignment and design of link road in Butlers Leap area designed to minimise the impact on both the
floodplain and the watercourse riverine corridor in this area.
Link Road bridge structure, where the embankment crosses the Clifton Brook within the urban
extension site, is designed to include a ‘throttle’ control structure, reducing flood risk downstream.
The link road structure is located just upstream of a siphon under the canal, which is already a
significant restriction to flow. It was therefore considered that that designing the link road structure
to have minimal impact on flow was of little value an instead the structure has been designed to
benefit downstream receptors. As such, it has not been necessary to provide additional ‘level for
level’ compensation for the loss of floodplain in the Butlers Leap area as the link road control
structure upstream instead provides compensation storage.
The flow control structure will increase flood depths upstream of the structure, but does not
significantly increase the area at risk of flooding due to the well‐defined floodplain in this area. The
land upstream of the control structure is at risk of flooding now and will experience a similar
frequency of flooding post‐development, albeit with slight increased depth of flooding. The majority
of land at risk of flooding upstream of the control structure has been designed as Informal Open
Space. There is Formal Open Space proposed to be located approx. 300‐400m upstream of the
control structure. This is at risk of flooding in the baseline and post‐development situations. Any
built development in the Formal Open Space (e.g. changing rooms) would be the subject of a
separate application and will therefore be designed to manage the risk both to and resulting from
any specific proposals.
The impact of the proposed flow control structure on flood levels does not extend beyond 850m
upstream and therefore any minor adverse impacts are only experienced within the Urban
Extension site itself and will not impact on any properties upstream of the site.
The proposed SUDS network will ensure no significant adverse effects on water quality will occur
during the occupation of the site due to its inbuilt mechanisms to treat pollutants and spillages
where these occur. Drainage proposals for the link road will include storage ponds and drainage
ditches to attenuate flows, treat routine runoff, and provide containment of larger spillages should
this be required.

7.312. The development has been designed to ensure that the built part of the RRS urban extension is within
‘Flood Zone 1’ as defined on the Environment Agency’s Flood Zone Maps, where the risk of flooding is
less than 0.1%
7.313. Following re‐consultation on the ’Additional Information Submission’, Severn Trent Water have
confirmed that, subject to a standard condition, they have no objections and the Environment Agency
have confirmed they have no further comments to add to their previous comments.
7.314. In the circumstances, it is considered that the Local Planning Authority can be satisfied that the effects
of the proposed development can, subject to appropriate conditions, be effectively managed such that
the development would not have an undue adverse impact on the Water Environment.
7.315. In this regard therefore, it is considered the proposals comply with the relevant planning policies of the
adopted Rugby Borough Core Strategy June 2011 and sustainability objectives of the NPPF.

Landscape and Visual Effects
7.316. In terms of landscaping and the associated visual effects, the development of the Rugby Radio Station
site is clearly significant and will undoubtedly have an impact that will happen in varying degrees over
time. Therefore, it is important to understand the nature of the landscape character of the site and its
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surroundings, and the scope for creating a landscape setting ultimately for the whole development but
developing this over time as different phases of the scheme progress.
With regard to the relevant planning policy context:
i.

Within the NPPF (March 2012) paragraph 170 confirms that ‘….assessments of landscape
sensitivity should be carried out for areas subject to major expansion proposals..’

ii.

Policy CS15 of the Rugby Borough Core Strategy 2011 (para 6.16) explains that , with regard to
the Rugby Radio Station ‘… whilst it is inevitable that the overall nature and landscape of the site
will change through the development of the urban extension, the Green Infrastructure
designation will provide protection for existing green infrastructure assets’

iii.

Core Strategy Policy CS16 states, amongst other things, that all development will demonstrate
high quality, inclusive and sustainable design and will only be allowed where proposals are of a
scale, density and design that would not cause harm to the qualities, character and amenity of
the areas in which they are situated.

iv.

Saved Local Plan policy GP2 ‘Landscaping’ states, amongst other things, that the landscape
aspects of a development proposal will be required to form an integral part of the overall
design. A high standard of hard and soft landscaping will be required. All proposals should
ensure that the landscape character of the area is retained and where possible enhanced, and in
appropriate cases there is sufficient provision for planting within and around the perimeter of
the site to minimise visual intrusion on neighbouring uses or the countryside. Detailed
arrangements should be incorporated for the long term management and maintenance of
landscape features.

7.317. The application has sought to comply with the adopted policy criteria through assessment of the
impacts on landscape and visual effects in the Environmental Statement. The Study Area for this
assessment was derived from the Visual Envelope of the site and proposals and corresponds to any
location from where the site would be visible. As a consequence, the Study Area encompassed a slightly
larger area than the visual envelope allowing for the effect of the proposals on the landscape character
to be considered within the wider context. Effects may be ‘temporary’ i.e. disruption to the landscape
character of the site during construction and visual impact of construction activities, or ‘long term’ i.e.
impacts associated with change in landscape character and views following completion of the
development.
7.318. Baseline landscape and visual surveys were carried out in Autumn 2008 in line with best practice during
the time of year when most or all of the leaves have fallen to identify landscape characteristics likely to
be affected by the proposals and consider the likely impact of the proposals on the identified visual
receptors and any Public Rights of Way within the Visual Envelope.
7.319. The Study Area was divided into five regions of coherent landscape character based upon the features
and characteristics present. These are referred to as character areas defined as 1. undulating enclosed
countryside, 2. rising land form, 3. recreational, 4. urban fringe, 5. business district. The quality of the
existing landscape within each area was then defined and the sensitivity to change assessed.
7.320. The ES addendum updates the description of character area 1. by noting that there are now two wind
farms within the Study Area which have recently been constructed, are in the process of construction or
that have planning consent. These are the Yelvertoft Wind Farm between the village and the M1 which
has now been completed (May 2013) and Lilbourne Wind Farm which is to the east of the village just
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beyond the M1. The description of character area 5 is also updated to acknowledge the presence of two
wind turbines at Tescos.
7.321. The application site itself sits within the overall Study Area and in general shows the same overall
characteristics as the area defined as:
1. ‘undulating enclosed countryside’ (contours ranging from 93 – 125m above sea level) but also
includes two other distinct areas: –
2. ‘the Canal Corridor’ which has a distinct character. The Oxford Canal passes through the western
edge of the site and this corridor provides a recreational amenity for Rugby and those using
narrow boats. There are some strong hedgerow boundaries which are mostly present next to the
towpath on the south side of the canal. The northern side is more open in character. A small
section passes through the conservation area at Hillmorton Locks, and the larger section in in part
of the Clifton Brook floodplain, and
3. ‘Normandy Hill’ a distinct rise in landform (from 105 to 117m) in the south west of the site with
prominent views over the remainder of the relatively flat site and the edge of Rugby. The ground
drops away to the west from the hill down to the Oxford Canal at around 100m.
The assessment of landscaping and visual effects has been revised as a result of amendment to the
proposals submitted in response to the EIA Regulation 22 ‘request for further information’. A key
change involves dividing the scheme into development zones rather than phases.
Landscape Impacts
7.322. The landscape impacts for each of the distinct character areas within the application site based on the
defined zones are assessed over time.
7.323. Within the area of ‘undulating enclosed countryside’, it is noted that the western site boundary has
been moved westwards to allow for the substantial landscaped earth bunding being formed along the
edge of the DIRFT II Zone 3 site. This will establish significant landscaping and screening along this
boundary. Within the ‘Canal Corridor’ area, the revised assessment takes account of the decision to
omit the northern option for access on to Rugby Road Clifton. The ’Normandy Hill’ area has been
reassessed in light of the requirement to introduce more residential development onto the northern
and southern sides.
7.324. Overall, summarising the results of the assessment for all three character areas, and taking into account
that the scheme itself incorporates a number of measures or ‘in‐built mitigation’, particularly the
strategy for green infrastructure which will provide a stronger, more diverse landscape structure for the
site and surrounding area, it indicates that impacts arising from the individual zones range from major
adverse to neutral, and that impacts arising from combinations of zones range from major to minor
adverse . As the whole development matures looking 5 and 15 years on in to the future the scores
lessen to moderate adverse, and by summer 15 years from completion the overall impact is minor
adverse.
7.325. The character areas within the larger study area which immediately abut the site will experience some
indirect landscape impacts as a result of the development. The most noticeable of these will be the
increase in the volume of traffic on the roads around the site. As explained earlier in the report, a
separate traffic assessment has been carried out which details the predicted increase in traffic volumes.
Overall the landscape impact on these character areas is considered to be neutral through the initial
stages of development, rising to minor adverse by the time the development is complete.
Visuals Impacts
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7.326. With regard to visual impacts, the treatment of the boundary of DIRFT II Zone 3 which abuts the site will
have an initial impact but ultimately will provide a significant well landscaped earth bund that will
positively contribute to the enhancing the visual amenities of the proposed development by helping to
screen and soften its appearance.
7.327. Extending the proposed employment area next to the DIRFT II proposals and reconfiguring the mixed
use area in the same locality will have a limited effect on receptors to the south east of the
development.
7.328. Increasing the residential coverage on the northern and southern slopes of Normandy Hill will increase
the adverse impact for receptors which have a direct view of this landscape feature. This could be
improved with careful design and landscaping when specific details are submitted for these areas and
the visual impact softened over time.
7.329. Impacts for various receptor outside the site have been also been assessed.
7.330. Summarising, the results for all receptors the impact scores during the development of the site are
mainly moderate to slight, with eight receptors recording a score of major adverse. Once the
development is complete and the planting has time to mature the impact scores reduce slightly. Looking
at the impact scores 15 years after the development is complete and taking into account the changes
through the seasons the visual impact for most receptors will be slight adverse or neutral, with a smaller
number recording a moderate adverse score. Overall it is concluded that the visual impact will be slight
adverse.
Lighting Impacts
7.331. With regard to likely visual impacts as a result of lighting, a separate assessment was carried out and
used to inform the lighting framework provided in the proposed/updated Green Infrastructure Strategy.
The main objectives of the lighting strategy are to set out the design principles upon which a detailed
lighting scheme can be developed for use across the whole Rugby Radio Station site.
7.332. Key considerations in establishing the principles of the Lighting Strategy included:
 The structure of development
 Security and crime in lighting design
 Lighting and the influence of the planning system
 Wildlife and lighting design
 Sustainability & lighting design
 Patterns and routes of Movement ( vehicles/pedestrians/cyclists/wildlife)
7.333. As a result a set of five overall principles for the lighting strategy have been established.
These are:
 Principle 1: promote safe and efficient movement around the site during night time conditions.
 Principle 2: ensure all lighting specified is essential, appropriate and has mitigation in place where
necessary
 Principle 3: take precautionary and sensitive measures where wildlife is present and utilise low heat
output lights, minimise spread lamps and downward lighting points.
 Principle 4: optimise energy use through energy efficient luminaries, dimmed and timed systems,
recyclable products, re‐use of components at the end of their life and renewable energy as a power
source where possible.
 Principle 5: create an uncluttered landscape with a sensitive approach to the landscape character of
the site whilst utilising best practice for lighting design.
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7.334. It also includes detailed principles for the hierarchy of routes throughout proposed development and
advises on different forms of lighting fittings.
7.335. The lighting Strategy is intended to inform design and provide guidance when considering product
selection, wattage and spacing of the lighting equipment throughout the development.
7.336. As part of the Additional Information Submission, the Lighting Strategy takes account of the further
information request and the comments on the initial application provided by LCADS Ltd. on behalf of the
Council in respect of lighting. Following re‐consultation, and having considered the latest additional
information, LCADS Ltd. have advised that the evaluations of the existing lighting in the area is as it
should be and the comments about future design standards, potential mitigation of lighting effects etc.
are reasoned and appropriate to an Outline Application.
7.337. Representations related to the above, received from residents and third parties have been taken into
account in consideration of the likely impacts of the proposed development on landscape and visual
amenity.
7.338. In view of the above it is considered that, in principle, it has been satisfactorily demonstrated that,
subject to adherence to related strategies and successful implementation of proposed mitigation
measures, the proposed development will not have an undue adverse impact on the landscape or
detrimental effect on visual amenities. Therefore, subject to appropriate conditions, it accords with the
relevant planning policies as specified above.

Pollution (Contamination / Noise / Air Quality)
Policy
7.339. Section 11 of the NPPF advises that the planning system should prevent both new and existing
development from contributing to, or being put at unacceptable risk from, or being adversely affected
by unacceptable levels of soil, air, water or noise pollution and that contaminated land should be
remediated where appropriate (para.109).
7.340. To prevent unacceptable risks from pollution, it states that new development should be appropriately
located and that the effects (including cumulative effects) of pollution on health, the natural
environment or general amenity, and the potential sensitivity of the area or proposed development to
adverse effects from pollution, should be taken into account (para 120). It further advises that planning
decisions should ensure that ground conditions at development sites are suitable for the proposed use
following completion of any necessary remediation measures.
7.341. In addition the NPPF states that planning decisions should aim to avoid noise giving rise to significant
adverse impacts on health and quality of life as a result of new development and should mitigate and
reduce to a minimum any adverse impacts, including through the use of conditions (para.123). It further
states that planning decisions should ensure that any new development in Air Quality Management
Areas (AQMA) is consistent with the local air quality action plan (124).
Ground Conditions/Contamination/Minerals
7.342. The 2011 ES and 2013 ES addendum consider the impact of the proposed development on existing
ground conditions beneath and surrounding the site. The proposed assessment methodology for
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investigation of potentially contaminated land was agreed by the applicants in consultation with the
Environment Agency and the Council’s Regulatory Services Manager. This included desk based study of
previous use, geology and hydrogeology together with on‐site investigation and evaluation comprising
bore‐holes and trial pits and the monitoring of ground water and ground gas.
7.343. Potential areas of contaminated ground identified are primarily associated with activities at ‘C’ and ‘A’
Stations but also in connection with the site of the former Lilbourne Airfield in the north‐east corner of
the site. Of note is the copper matting at a depth of approximately 0.25m surrounding ‘C’ Station placed
originally to assist radio transmission and presenting a potential source of soil and/or groundwater
contamination.
7.344. The assessment demonstrates that there is no evidence of significant ground contamination or of
ground water contamination and that any risk of contamination at the site impacting on Clifton Brook is
low. Ground gas generation potential at the site is considered very low. Monitoring has not revealed any
detectable gas flows and it is concluded that gas protection measures will not be needed for the
proposed development. Nonetheless, gas monitoring is recommended for each development parcel as
development progresses in order to re‐assess the need for gas protection measures to be incorporated
in the development.
7.345. No significant construction or operational impacts on human health and groundwater are identified in
the assessment. It recommends, nonetheless, that further more detailed ground investigation is carried
out on a phase by phase basis ahead of development as a basis for the preparation of a remediation
strategy if appropriate. It has been agreed by both the Environment Agency and the Council’s
Regulatory Services Manager that this can be covered by condition.
7.346. In view of the above, it has been satisfactorily demonstrated in accordance with the requirements of the
NPPF that ground conditions do not present any significant risk to users of the site and do not constitute
a constraint to development.
7.347. The assessment of ground conditions also considers the potential economic viability of extracting sand
and gravel deposits identified in the northern and eastern parts of the site and along the western
boundary. Though the site was not located in an ‘area of search’ in the Warwickshire County Council
Minerals Local Plan 1995, the sand and gravel deposits at the site are included within the Warwickshire
Mineral Safeguarding Area 2009.
7.348. Further viability assessment is included in the supporting Minerals Statement accompanying the original
2011 submission and in the updated 2013 submission. These conclude that the deposits are not
economically viable for purposes of extraction and that the development will not therefore sterilise
economically workable deposits. The conclusions reached in the assessment and supporting Minerals
Statements have been accepted by the Minerals Authority (Warwickshire County Council).
Noise & Vibration
7.349. The 2011 ES includes an assessment of the potential noise and vibration effects of the development on
existing land uses and assessment of the impact of existing noise and vibration sources (mainly
surrounding roads and the West Coast Main Line) on the SUE itself.
7.350. Baseline conditions on and around the Radio Station site were established by way of noise and vibration
surveys carried out at selected monitoring locations. As would be expected, this demonstrated that the
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noise environment around the boundaries of the site is dominated by road traffic noise from the A5 and
M1 to the east and from the A428 to the south, and by noise from the West Coast Main Line railway and
Northampton loop located in proximity to the western and southern boundaries respectively. Vibration
levels monitored at the site boundary closest to the West Coast Main Line were found to be low and the
assessment therefore concluded that existing levels of vibration across the site are either negligible or
very low.
7.351. As a result of consideration of the original assessment by officers and of consultation responses
received, by way of the Regulation 22 request clarification and additional information was sought in
connection with the impact of the link road on Hillmorton Locks and in the vicinity of Butlers Leap; the
impact of the railway link proposed to serve DIRFT III; the potential impact of existing electrical sub‐
stations on the site; the impact of noise from the A5 and, the confirmation of the impact of road traffic
noise following the completion of additional traffic modelling. This information is included in the 2013
ES addendum which also considers the impacts arising from revisions to the Development Framework
Plan and the alignment of the link road.
7.352. Predicted noise levels from road and rail traffic are used to represent the estimated noise climate in the
assessment years 2016, 2021, 2026 and 2033 on completion. Noise exposure categories (NECs) are used
for residential development near transport related noise sources to assist in the consideration of the
application. Category A represents circumstances in which noise is unlikely to be a determining factor, B
and C deal with situations where noise mitigation measures may make development acceptable while
category D relates to situations in which development should normally be refused.
7.353. The assessment shows that the majority of the site falls within noise exposure categories A and B for
both day and night time. The proposed residential area closest to the A5 falls into NEC B for both day
and night time while the residential areas adjacent to the A428 and railway lines fall into NEC C for both
day and night time. A small parcel of residential land adjacent to the A428 and railway line is identified
as falling within NEC D for both day and night time periods.
7.354. The assessment advises that appropriate mitigation measures will be required for those areas falling
within NEC C. It also considers that the mixed use/employment buildings to be constructed directly
adjacent to the A428 will provide a good degree of noise screening such that residential properties
beyond will be exposed to lower noise levels than those predicted. The mitigation measures proposed
largely comprise the use of acoustic double glazing and associated ventilation. Careful consideration of
the design and siting of residential properties at the detailed design stage is recommended particularly
in respect of the small parcel of land falling within NEC D, where single aspect design is strongly advised,
and any noise sensitive elements with a direct line of sight of DIRFT II, zone 3.
7.355. The further assessment of the potential for increases in road traffic noise due to changes in road traffic
flows as a result of the development, including the link road, shows the increase to be generally below 3
decibels, considered to be a negligible long‐term impact, except in the Hillmorton Locks and Avon Street
areas where increases are greater than 10 decibels. The noise impact without mitigation is considered
‘major’ in Hillmorton Locks and ‘moderate’ in the Avon Street area.
7.356. Mitigation measures proposed comprise the use of a low noise road surface on the link road which will
reduce noise levels by approximately 2.5 decibels together with acoustic barriers along parts of the link
road. A 3.0m high barrier would be erected adjacent to, and along a section of the link road to the west
side of Hillmorton Locks and 2.0m high temporary barriers along the link road to the east of Hillmorton
Locks. The temporary barriers are required until such time that development is completed in this area
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which will provide noise screening. The barriers will reduce the increase in noise to below 5 decibels in
the long term with a consequent reduction in the road noise impact from ‘major’ to ‘moderate’.
7.357. A 2.2m high acoustic barrier will be erected along a section of the north side of the link road adjacent to
Avon Street which will reduce the increase in traffic noise to 3 decibels in the long term with a
consequent reduction in road noise impact from ‘moderate’ to ‘negligible’.
7.358. In the case of both Hillmorton Locks and Avon Street with mitigation, the assessment shows that noise
levels in outdoor amenity space will not exceed World Health Organisation guidelines.
7.359. The assessment demonstrates that though the effects of link road noise cannot be fully eliminated in
the case of Hillmorton Locks and Avon Street, they can be substantially reduced to what is considered an
acceptable level.
7.360. With regard to other issues raised in the Regulation 22 request, the DIRFT III rail link includes noise
mitigation in the form of a bund and acoustic fence which also forms an integral part of the approved
DIRFT II scheme. The impact of existing sub‐stations on the site on proposed development is assessed as
negligible and will be subject to further consideration at the detailed design stage. There is a significant
distance between the A5 and future residential areas while the DIRFT III scheme will itself include
mitigation in the form of earth bunds and noise barriers in the vicinity of the north‐eastern boundary of
the SUE.
7.361. Issues relating to noise and vibration during construction and from the completed development can be
satisfactorily controlled by way of conditions attached to the outline planning permission.
7.362. In view of the above, it is considered that the assessment demonstrates that development of the SUE
will not result in unacceptable levels of noise pollution and that any adverse effects can be mitigated
and reduced to a minimum in accordance with the requirements of the NPPF.
Air Quality
7.363. The site is located within the Council’s Air Quality Management Area (AQMA). The urban area of Rugby
and its environs was designated an AQMA in 2004 due to exceedances of standards for Nitrogen
Dioxide. Core Strategy policy CS11 in respect of transport and new development states that where
development proposals fall within the designated AQMA, the transport assessment should set out how
detrimental impacts on air quality will be mitigated. The Council’s Planning Obligations SPD provides
guidance on development within the AQMA and states that the Council seeks to ensure that new
development does not result in a significant increase in the production of air pollutants that will hinder
the achievement of its objectives set out in its Air Quality Strategy. Though the SPD acknowledges that
in some circumstances air quality issues in AQMAs may justify refusal of planning permission, it clarifies
that there is no blanket presumption against development in AQMAs.
7.364. The 2011 ES includes a detailed assessment of the potential impact of the development of the SUE on
air quality both during construction and operation following completion. The 2013 ES addendum
includes an updated assessment in response to matters raised in the Council’s Regulation 22 request
and to take account of additional transport modelling, revisions to the proposed phasing of
development, the Development Framework and associated Parameter Plans and the alignment of the
link road.
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7.365. The Regulation 22 request highlighted the need for further assessment of the impact on air quality
following the conclusion of additional transport modelling; the clarification of findings at the William
Webb Ellis and Farndale receptors and, consideration of the effects of town centre pedestrianisation.
7.366. The updated assessment also takes account of revised technical guidance published since the original
assessment was carried out and includes a worst‐case sensitivity assessment in order to account for
concerns regarding predicted trends in Nitrogen Dioxide (NO2) concentrations. It further clarifies that
the Gateway SUE, DIRFT II and DIRFT III and projected town centre pedestrianisation have been taken
into account in the assessment
7.367. The assessment is based on findings from air quality monitoring carried out by both Rugby Borough
Council and Daventry District Council, the latest DEFRA pollutant and emissions data and site specific
monitoring. The key aspects of the development identified which may potentially impact on air quality
and thereby human health are dust arising from construction activities and emissions (NO2) and
particulate matter (PM10s) from traffic generation.
7.368. In view of the scale of the development and its likely duration, the assessment suggests that the air
quality impacts associated with construction activities have the potential to be significant. Mitigation is
proposed in the form of a Construction Environmental Management Plan (CEMP) which will include
measures to limit the generation of dust at source during construction. This would be covered by
condition. Following the implementation of such mitigation, the impact is considered to be of minor
adverse significance.
7.369. The main impact on air quality is shown to arise from emissions by traffic generated by the
development. The assessment uses existing air quality data and predicted traffic flow data from the
transport modelling to predict the effects of the development on air quality at each of the assessment
years, 2016, 2021, 2026 and 2033. It models existing air quality and predicted air quality with and
without the SUE at 90 receptor locations around the town (and 14 on the site itself) at each of the
assessment years. The receptors chosen are those closest to affected roads and likely to experience the
largest impacts on air quality from increased road traffic emissions.
7.370. In summary, the modelling predicts that the impact of the SUE on air quality at the sensitive receptors in
the assessment years will be negligible though the highest concentrations of N02 and PM10s are shown
to be at the receptor at the William Webb Ellis Public House. In addition, in the development itself the
impact on air quality is predicted to be well within national air quality objectives such that the effects on
the new occupiers can also be considered negligible. The worst case sensitivity analysis undertaken
taking account of differences in predicted emissions of NO2 and long term trends also suggests that the
SUE will have at most a minor adverse effect on local air quality at sensitive receptors.
7.371. No specific mitigation is therefore proposed to minimise operational impacts other than those measures
associated with the promotion of sustainable transport and the reduction in car use. The concentration
of development of the scale proposed in the SUE will itself minimise the impact on air quality. Built‐in
mitigation prioritises sustainable modes of travel including walking, cycling and the use of public
transport; the Development Framework and associated Parameter Plans include connections to existing
pedestrian and cycle routes whilst the proposals also include improvements to existing routes; trips are
internalised through ensuring that local facilities and services are available and readily accessible on the
SUE; employment opportunity will be available on the site and the initiatives in the Site Wide Travel Plan
will contribute to mitigating impact on air quality. These measures are consistent with those contained

111

in the Council’s local air quality action plan to assist in mitigating any potential adverse impacts on air
quality.
7.372. The development will have some impact on air quality but this has been demonstrated to be minimal.
This has to be balanced with other considerations, particularly the allocation of the site in the Council’s
Core Strategy to deliver significant community and economic benefits in the form of housing and
employment development. In view of the above, it is considered that there will be no unacceptable
levels of air pollution arising from the development of the SUE and that the proposals therefore accord
with the requirements of Core Strategy policy CS16 and the NPPF.

Socio‐Economics
7.373. In planning terms, with regard to socio‐economic factors, the NPPF states that as part of delivering
sustainable development a key underlying objective is to build a strong competitive economy. It stresses
that (para 19) the Government is committed to ensuring that the planning system does everything it can
to support sustainable economic growth. Planning should operate to encourage and not act as an
impediment to sustainable growth. Therefore significant weight should be placed on the need to
support economic growth through the planning system. It also sets out (para 70) that as part of
promoting healthy communities and in order to deliver the social, recreational and cultural facilities and
services the community needs, planning policies and decisions, amongst other things, should:



plan positively for the provision and use of shared space, community facilities (such as local shops,
meeting places, sports venues, cultural building, public houses and places of worship) and other
local services to enhance the sustainability of communities and residential environments, and
ensure an integrated approach to considering the location of housing, economic uses and
community facilities and services.

7.374. The adopted Rugby Borough Core Strategy in explaining its vision for the Borough sets out a range of
key objectives which, in addition to ensuring the Borough has an expanding and diverse economy where
manufacturing and engineering remains strong, the service sector grows and there is not too much
reliance on logistics, transport and distribution, aims to protect and enhance local services and create
new neighbourhoods within the urban extensions including services that meet the day to day needs of
the new communities.
7.375. The Environmental Statement and addendum, have considered the impact of the Rugby Radio Station
on population, education, shopping, health and other community facilities as well as the effect on
employment generated by elements of the scheme on the local labour market and commuting patterns
taking into account predicted growth, changes and demands over time. In brief, the findings are
summarised as follows:
7.376. Overall, the provisions of what amounts to almost 60% of Rugby’s identified housing requirement will
have a positive economic impact in Rugby and its labour catchment area through the creation of new
jobs at both construction and operational stages, along with housing that will increase labour supply.
While the scale of housing and population growth will be substantial, the effects will be reduced by a
phased development programme over 20 years. The additional resident population arising from the
scheme will be large but its net impact on health, recreation and education provision and other
community facilities will be relatively minor since adequate levels of additional facilities of this type are
proposed to be provided as part of the development.
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7.377. As a consequence, the overall negative impacts of the scheme are relatively minor, with a number of
socio‐economic factors which will enhance provision of social infrastructure within the town. This minor
impact reflects the fact that the scheme is part of planned growth in this part of Rugby, where housing
numbers are aimed at broadly matching job growth and infrastructure requirements have been
identified to meet the needs of all this growth.
7.378. The assessment has identified that the effects on the local economy would be:
i.
a capital investment of approximately £1,066 billion over 20 years;
ii.
up to 13,360 person years of temporary construction work spread over a 20 year period;
iii.
approximately 4,900 direct permanent job opportunities based on the site;
iv.
over 5,700 net additional direct and indirect job opportunities in total in the local area;
v.
over 6,600 net additional direct and indirect job opportunities spread across the region
(including those in the local area and on site); and
vi.
new local social and community facilities to support housing and economic growth.
7.379. In brief, the proposed development of the SUE site represents a significant new capital investment in
the area and will raise the overall level of economic activity and expenditure in the local area.
7.380. Therefore in light of the above, it is considered that the proposals accord with the objectives of relevant
adopted planning policies and the thrust of national policy which aims to support sustainable growth
and positively promote the development of healthy communities.

Utilities
7.381. The NPPF (para.162) stresses the need for local planning authorities to work with other authorities and
providers to assess the quality and capacity of infrastructure, including utilities, energy and
infrastructure, and to take account of the need for strategic infrastructure, to meet forecast demand.
7.382. The 2011 ES and 2013 ES addendum consider the effects of the proposed development on existing
utilities and services with particular reference to electricity, gas and telecommunications in order to
identify the requirement for potential diversions, upgrades and reinforcement works. Consideration of
the estimated energy demand of the SUE has been used as a basis to determine supply requirements.
7.383. The assessment shows that most of the existing high voltage electricity network is underground and five
substations/pole mounted transformers will be affected by the development. There is also a low
pressure gas main in the west of the site and a medium pressure main to the south of the site.
Numerous underground telecommunications cables have been identified on the site.
7.384. During construction, the need for diversion and protection of utilities will be agreed at the detailed
design stage. The assessment shows that the early stages of development can be supplied by existing
electricity and gas facilities in the vicinity of the site. There is currently spare capacity at existing primary
electrical sub‐stations to supply 2000‐3000 dwellings. Smaller on‐site distribution sub‐stations will be
required as development progresses identified in reserved matters submissions. There will be a need for
a new primary electricity substation, however, later on in the development. A potential location has
been identified on the updated Development Framework Plan but the exact location will need to be
agreed with the service provider in consideration with other developments to ensure that it is provided
in the most appropriate location. This could include potential location on the proposed DIRFT III site.
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7.385. The existing gas network will be extended into the site from the south‐east and along the A428 and will
include a small gas pressure reduction station within the site. The precise location will be identified as
part of the detailed design proposals for that part of the site. Off‐site reinforcement of the existing gas
network will be required to provide sufficient capacity for later stages of the development.
7.386. Existing telecommunications providers have confirmed that their existing network in the area can be
extended or adapted to serve the proposed development.
7.387. On completion, the utility providers will formally adopt the new provision which will remain their
responsibility with regard to ownership, operation and maintenance.
7.388. In view of the above, it has been demonstrated that required utility infrastructure can be delivered to
supply the SUE as development is built out and that this is not a constraint to development.

Agriculture
Policy
7.389. The NPPF (para.112) requires local planning authorities to take account of the economic and other
benefits of the best and most versatile agricultural land (grades 1, 2 and 3a of the Agricultural Land
Classification) and where significant development of agricultural land is necessary, areas of poorer
quality land should be used in preference to areas of higher quality. In addition, the NPPF (para.109)
advises that the planning system should seek to enhance the natural and local environment by, amongst
other things, protecting and enhancing valued landscapes, geological conservation interests and soils.
7.390. There are no specific policies contained in the Council’s Core Strategy in relation to safeguarding higher
quality agricultural land and soils.
Environmental Assessment
7.391. The 2011 ES and the 2013 ES addendum, consider the impact of the proposed development on the
agricultural businesses affected by the proposals and on agricultural land quality across the site.
7.392. The EA confirms that the agricultural use of the land within the perimeter of the Radio Station has been
severely restricted and essentially confined to the grazing of grassland by cattle and sheep with some
fields mown for hay and sileage. The land is divided between Normandy Farm, which occupies the
north‐western half of the application site and Dollman’s Farm in the south‐east of the site. Both farms
are let on short‐term tenancy arrangements to larger farm businesses based elsewhere. The farmhouse
at Normandy Farm is unoccupied and the associated farm buildings under‐used. The farmhouse at
Dollman’s Farm is not occupied by the tenant and the associated farm buildings mainly in a state of
disrepair.
7.393. The link road corridor crosses land farmed mainly by Home Farm, Clifton‐upon‐Dunsmore, and a smaller
area farmed by Grange Farm, Clifton‐upon‐Dunsmore. Home Farm is a 74ha holding primarily in arable
use. Grange Farm comprises 23ha of grassland used for grazing purposes managed from Dunsmore
Lodge, Clifton‐upon‐Dunsmore. Other agricultural land within the link road corridor is split between
several owners, none of whom are involved in full‐time farming and the land used primarily for
purposes of rough grazing.
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7.394. The agricultural land quality assessment shows that just over three quarters (76%) of the land to be
taken for development, and primarily contained within the limits of the Radio Station, is of poor quality
(grade 4). Some 13% of the land is classified as higher quality grade 2 and 3% grade 3a. Only a small area
of the higher quality land will be affected by the link road.
7.395. The impact on the agricultural businesses during construction will be progressive as some 317ha of land
is gradually removed from agricultural use. The whole of Dollman’s Farm will be taken out of agricultural
use though a significant area of Normandy Farm in the floodplain of the Clifton Brook will retain
potential for use for grazing purposes. Both Home Farm and Grange Farm will remain but with a
reduced acreage. Of the 317ha of land to be taken out of production, only a small proportion comprises
the best and most versatile land which is assessed to be a low adverse impact.
7.396. The impact on the farm businesses after completion is assessed to be negligible since those lost to
development are on short‐term tenancies and were aware of the proposal prior to taking on the
tenancy. The major parts of Home Farm and Grange Farm will be retained and the owners will benefit
from the sale of the land taken for development, as will the owners of the smallholdings identified.
The impact on soils as a result of sealing by roads and the built development will be substantial adverse
though the assessment considers that this will be partly mitigated by the creation of landscaped areas
and new habitat with consequent enhancement of biodiversity.
7.397. The assessment demonstrates that the economic impact on agriculture is negligible and that there is
minimal impact on the best and most versatile agricultural land. This is accepted and in the
circumstances, it is considered that the proposals comply with the requirements of the NPPF.

8. Response to Representations
8.1. Representations received in response to the two rounds of public consultation referred to and
summarised in section 5 of the report raise a range of issues across a number of themes including the
principle of development, the transport/highway implications, the impact on the character and
appearance of the locality, pollution, the impact on ecology and heritage assets, the provision of
community facilities and the impact on services.
8.2. It is inevitable that with a development of the nature and scale proposed there are going to be a variety
of views about the way in which the site could or should be developed, what should or should not be
included, the perceived positive and negative impacts, real or not, and the scale of those impacts and
how they could or should be mitigated.
8.3. The Local Development Framework Core Strategy in allocating the site requires that a certain level of
development with supporting infrastructure be achieved to meet the Council’s strategic growth
requirements. This has to be balanced against site constraints and opportunities and the viability of
delivering the required level of development.
8.4. Officers are satisfied, having regard to the issues raised across a range of topic areas that the potential
impacts of the development have been properly and adequately assessed through the formal process of
Environmental Impact Assessment and that the proposed mitigation of those impacts are reasonable
and appropriate. There has been considerable engagement with the public in developing the proposals
which has led to the development framework proposed to guide the detailed development of the SUE.
8.5. All representations received and the matters and issues raised therein, have been given due
consideration and taken fully into account in considering the planning merits of the proposals and in
arriving at the recommendation contained in this report.
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9. Delivery Management
Phasing
9.1. Due to strategic nature of the SUE and the scale and complexity of development proposed, it is intended
that the site will be developed in a series of ‘key phases’. This will ensure that implementation can
respond to market demand and allow parts of the site to come forward and be opened up in a flexible
manner. The Council, as Local Planning Authority, would need to agree the boundary for each key phase
which would facilitate the submission of reserved matters applications within that agreed phase.
9.2. As it is difficult to pre‐determine how the delivery of the site will come forward and the precise location
and extent of phases at the outline application stage, a three tiered approach to design and delivery
control is proposed. The Local Planning Authority need to be satisfied that they have appropriate
control over the development, the applicants have therefore committed to this tiered approach to
ensure that a high level of design detail is provided before development can commence in any key phase.
9.3. The first key phase is expected to come forward on land adjacent to and with access from the A428.
Beyond this first phase of development there is no defined phasing strategy for the site and a phasing
plan has not been submitted as part of the outline planning application. The key phase step approach,
as set out below, is considered an acceptable alternative approach to securing control of the design and
implementation of the development.
 Tier 1 – Outline Planning Permission
This will secure the approval of the Development Specification for the site and the Parameter Plans
which will determine the broad quantum and disposition of land uses across the site. As the application
is in outline, whilst the general design principles are established in the site wide Design and Access
Statement, details of layout, landscaping, appearance and scale are reserved for later approval.
 Tier 2 – Key Phase
9.4. To further guide the development the concept of a ‘key phase’ will add a greater level of control for the
Local Planning Authority where the definition and approval of each key phase will provide a design and
infrastructure framework for that particular area.
Each key phase will be determined as the
development progresses, thereafter reserved matters applications will be brought forward in accordance
with the key phase framework.
9.5. Each key phase will be defined and agreed in consultation with the Local Planning Authority. The
quantum and disposition of land uses within any key phase will be in general accordance with the
framework for the wider site, as established by the outline planning permission. To define a key phase
the applicant would be required to formally submit details to the Local planning Authority in accordance
with and to discharge the relevant planning condition. The submission would be required to be
accompanied by:
 A plan defining the extent of the key phase
 A schedule identifying the broad disposition of uses and broad quantum of development within
the key phase

116



A justification statement for the definition and content of that key phase, including the
relationship with key phases already identified its contribution to the wider vision for the site and
the intended approach to design for that key phase.

9.6. Following the approval of a Key Phase area by the Local Planning Authority,, a further level of design
work will be undertaken at this tier. A number of Framework documents for each key phase will be
required by condition to be submitted for the approval of the Local Planning Authority. These will
include:
 a Design Guide / Code – to be in accordance with the site wide Design and Access Statement and
the spatial principles established by the outline application;
 a Delivery Plan – setting out the proposed delivery programme in relation to infrastructure
proposed in and triggered during the key phase including schools, open space and community
facilities.
9.7. These documents will establish the design and delivery framework for that key phase, subsequent
reserved matters applications will be submitted in accordance with this ‘Framework’. It is proposed
that the key phase process is controlled through planning conditions on the outline approval; this means
that this is an essential step to progress from outline to reserved matters.
9.8. The Council will be able to ensure that the relevant S106 obligations, triggered by the quantum of
development in that Key Phase, are met. A viability review will be required to be undertaken at each Key
Phase stage to determine the level of affordable housing that is achievable for that Key Phase.
9.9. In certain circumstances, and through discussion and agreement with the Council, it is proposed that
there is provision for exceptions to this key phase approach. This would make it possible for certain
limited, reserved matters applications to be submitted in advance of the definition and approval of the
key phase requirements. The precise circumstances where this exceptions approach could apply are yet
to be agreed but it may be reasonable to consider it primarily applying to advanced infrastructure works
such as highways and drainage or stand alone employment parcels.
 Tier 3 ‐ Reserved Matters
9.10. Once a Key Phase has been fully approved, including the relevant Framework documents, and the
design parameters for the defined Key Phase area have been established, reserved matters applications
will be brought forward for individual parcels or infrastructure within that Key Phase. These reserved
matters applications, will provide a further level of detailed design in accordance with the design
specifications for that Key Phase. Development can commence within a Key Phase in accordance with
reserved matters previously approved by the Local Planning Authority.
9.11. This approach to phasing is considered acceptable given the scale and complexity of the site subject to
appropriately worded planning conditions being imposed to secure this approach and secure an
appropriate level of control that would be committed through the key phase concept.
Section 106 Agreement – Heads of Terms
9.12. The tables in appendix 1 outline the S106 Heads of Terms as agreed between officers of the Borough
and County Councils and Rugby Radio Station Limited Partnership on Friday 20th December 2013.
Conditions
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9.13. In order for the Local Planning Authority to ensure effective delivery of the proposed development and
to secure an appropriate level of control, it is considered imperative that, in addition to the Section 106
referred to above, a comprehensive set of appropriate planning conditions should be imposed.
9.14. Work is still on‐going on drafting the conditions which of necessity will be numerous and in some
instances complex. This is particularly in view of the nature and scale of the development proposed, the
challenges presented by the constraints of the site, the need to secure effective delivery of the various
components that comprise the development and associated off‐site works, and the need to mitigate
against resultant impacts and maintain consistency and quality of development over time.
9.15. In addition, it is considered that in this case, the final draft should be agreed with the Council’s legal
representatives.
9.16. The latest version of the working draft of the conditions (which is not yet a complete and
comprehensive set) is included in the report at ‘Appendix 2’ for information
9.17. The conditions are being drafted to secure, amongst other things, the following:
 the ‘Key Phase’ approach for delivery ( as explained above)
 appropriate triggers to secure the requirements of technical consultees.
 other conditions to cover any additional matters that arise that are relevant.
9.18. It should be noted that in view of the time scales / committee report deadline, it has not been possible
to complete the final draft in time for consideration by Committee. In view of this, the recommendation
includes a request that, should the Planning Committee be minded to grant outline planning permission,
the Head of Planning and Culture be given delegated powers to authorise the final draft of the
conditions once complete (having been first checked by the Councils legal representatives) and grant
outline planning permission subject to the required Section 106 Agreement (as referred to above) and
the agreed set of planning conditions.
9.19. Appropriate ‘Informatives’ will also be included as advised by technical consultees.

10. Conclusions
10.1. The application represents the culmination of the consideration of proposals to develop the Rugby Radio
Station site over a number of years.
10.2. The principle of the development of the Rugby Radio Station as a sustainable urban extension (SUE) to
deliver strategic development in the form of significant amounts of housing and employment and to
facilitate the long‐term enhancement of the local economy, was established through the allocation of
the site in the Council’s Local Development Framework Core Strategy, June 2011.
10.3. The outline proposals for the SUE including the types and amount of development are in accordance
with the requirements of the Core Strategy and meet the aims and objectives of the NPPFs presumption
in favour of sustainable development. The proposals will deliver significant housing and employment
development with supporting social and community infrastructure and services in a balanced, mixed use
scheme.
10.4. There are significant constraints across the site which have a bearing on and influence the approach to
accommodating the required level of development. It is considered that the Development Specification
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and principles embedded in the Parameter Plans and Design and Access Statement, however, establish a
framework that will ensure the delivery of a high quality development which meets the sustainable
economic, social and environmental aspirations of the Borough Council and the NPPF.
10.5. Environmental assessment has demonstrated that the proposals will have both positive and negative
impacts on the local environment though any adverse impacts can be reasonably and satisfactorily
mitigated and are not considered to be of significance when balanced against the overall public benefits.
10.6. It has been demonstrated through extensive assessment that the obligations identified in the heads of
terms of the proposed Section 106 agreement providing necessary supporting infrastructure and
mitigation measures will not threaten the viability of the scheme and will ensure that it is capable of
being delivered. Though viability assessment has particularly impacted on the level of provision of
affordable housing, the review mechanism to be included in the legal agreement will provide the
opportunity to potentially secure increased provision in subsequent phases of development.
10.7. Delivery management through the proposed key phasing and triggers contained in the Section 106
agreement and in conditions for the provision of essential supporting infrastructure will provide the
developer with flexibility to deliver the scheme in an uncertain economic climate and the Local Planning
Authority with the necessary controls to guide implementation and to secure a quality outcome.
10.8. The proposals accord with the policy requirements of the development plan and the NPPF as a whole
and there are no material considerations of such significance which weigh against the scheme. In
accordance with the presumption in favour of sustainable development it is recommended that the
proposal be approved without delay.

11.

Recommendation
That outline planning permission be granted subject to:
i.
ii.

The applicants entering into a Section 106 Agreement to secure those elements comprising the
Heads of Terms, and appropriate conditions, and
The Head of Planning and Culture being granted delegated powers to authorise the final draft of
the conditions and issue the decision.
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APPENDIX 1

App. Ref. no R11/0699

S106 Agreement – Draft Heads of Terms
Infrastructure Area

Agreed Obligation

Indicative Cost

Indicative Triggers

To be secured by
planning condition
Clifton‐upon‐
Dunsmore Traffic
calming

£200,000.00

Contribution at 350
development units

1. Highways & Access
Off‐site Works
(delivered via s.278)
Off‐Site Highway /
Access Contributions

Brownsover Road /
Boughton Road

£1,700,000.00

A426 / Avon Mill
roundabout

£900,000.00

Travel Plan
Contingency Fund
Unforseen Transport
Impacts Fund
Bus Subsidy

£1,000,000.00
£1,000,000.00

Bus Priority Works

£250,000.00

Cycle links

£200,000.00

£8,000,000.00

2. Education
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Contribution of
£550,000 at 2400
development units,
contribution of
£550,000 at 2800
development units and
contribution of
£600,000 at 3200
development units
Contribution of
£300,000 at 1530
development units;
contribution of
£300,000 at 1850
development units and
contribution of
£300,000 at 2230
development units.

First new bus to be in
place by 300 units,
second new bus by 800
units and a new
service / new bus
every 800 units
Equal contributions at
1420 development
units and 2230
development units.
Equal contributions at
1420 development
units and 2230
development units.

1st primary school 2FE:

£6,988,320.00

Phase 1 1FE
Phase 2 1FE
£489,182.00
£4,053,226.00

£2,445,912.00

2nd Primary School
2FE:
Phase 1 1FE

The later of 100
Occupations or the
Letting of the contract,
payable in four equal
amounts every three
months
The later of 750
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months

£6,988,320.00

Phase 1 1FE
£489,182.00
£4,053,226.00

£2,445,912.00

3rd Primary School ‐
2FE
Phase 1 1FE

Phase 1: 1FE ‐ open by
200 occupations
Phase 2: 1FE ‐ open by
900 occupations
1st Occupation

Phase 1: 1FE ‐ open by
1,800 occupations
Phase 2: 1FE ‐ open by
2,700 occupations
1300 Occupations
The later of 1500
Occupations or the
Letting of the contract,
payable in four equal
amounts every three
months
The later of 2400
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months

£6,988,320.00

Phase 2 1FE
£489,182.00
£4,053,226.00
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Phase 1: 1FE open by
3,600 occupations
Phase 2: 1FE open by
4,500 occupations
3100 Occupations
The later of 3300
Occupations or the
Letting of the contract,
payable in four equal

amounts every three
months
£2,445,912.00

Primary ‐ additional
1FE at one school

£2,212,968.00

Primary Special
Educational Needs

£679,404.00

Secondary

£25,203,507.00

£1,260,175.00
£13,861,929.00

£5,040,701.00

£5,040,701.00

Secondary Special
Educational Needs

£1,263,588.00
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The later of 4200
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months
The later of 5300
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months
six equal payments
every 1,000
occupations

Phase 1: 2FE ‐ open by
1,800 occupations
Phase 2: 2FE ‐ open by
4500 occupations
Phase 3: 2FE ‐ open by
6200
900 Occupations
The later of 1100
Occupations or the
Letting of the contract,
payable in four equal
amounts every three
months
The later of 3100
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months
The later of 5600
Occupations or the
Letting of the contract,
payable in three equal
amounts every three
months
six equal payments
every 1,000

occupations
3. Healthcare

4. Community
Facilities/ Buildings

5. Open Space and
sports provision

Provision in land for 8
GPs
On‐Site Provision of
Land for health Centre

£1,500,000.00

Provision of 2,900m2
of community uses (to
include a range of
facilities including dual
use with indoor sports
facilities).
Emergency Services

£4,400,000.00

Trigger for On‐site
provision through offer
of land no later than
3400 units.
Triggered by the
completion of each
primary school at: 900
units; 2700 units; 4500
units.

£762,673.00

TBC

Police Contribution (to
include contribution
for Safer
Neighbourhood Team
Office) and thereafter
financial contributions.
Provision of:

£1,237,327.00

SNT office contribution
of £500,000.00 by
1000 units, Thereafter
equal financial
contributions on each
1000 units.

£9,500,000.00

Formal Green Space
(outdoor sports)

Triggers for formal
open space (outdoor
sports):
First Formal Open
Space ‐ on 500
occupations
Second Formal Open
Space ‐ on 2500
occupations
Third Formal Open
Space ‐ on 5800
occupations

Provision of equipped
play areas:
NEAPs

LEAPs

Proposed canal
corridor / towpath
improvements

£50,000.00
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Each complete by
1000, 3000, 5000
occupations
First complete by 1st
occupation, thereafter
subsequent
completion of one
LEAP on the
occupation of every
500 occupations
contribution by 5000
units

Indoor Sports
Provision:
Provision of 3,100m2
of D2 uses. co‐located
with community
facilities / secondary
school.

N/A

6. Heritage

Re‐furbishment of C‐
Station and A‐Station

£10,250,000.00

7. Waste
Management &
Recycling

Contribution towards
waste management
such as bins /
innovative collection
opportunities
Affordable Housing

£2,000,000.00

8. Affordable Housing

N/A
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Triggered by the
provision of
community uses /
completion of primary
schools at 900 units;
2700 units; 4500 units
with a backstop for full
provision by 6200 units
(completion of the
secondary school).
Triggered by the Key
Phase containing the C
/ A Station.
Trigger on
commencement of
relevant residential
reserved matters area.
See detailed HoTs for
Affordable Housing
overleaf.

The S106 agreement will outline the expected provision of affordable housing on Key Phase 1 and
the Review Mechanism that will be applied to future phases, as defined below:
Key Phase 1 affordable housing provision:

As agreed and modelled in the Viable Scenario
Project Appraisal dated 18/12/2013, Key Phase
1 shall deliver
a) nil affordable housing until the 350th
occupation.
b) 8 Shared Ownership dwellings between
the 350th and 500th occupation
c) 10% of dwellings to be Shared
Ownership/Affordable Rent, split 50/50
for the remainder of Key Phase 1.
d) Affordable homes to be:
a. Smaller affordable dwelling sizes
(using the minimum HQIs only)
b. Shared Ownership dwellings at 50%
equity purchase and 2.75% rent on
the remaining
c. Affordable dwellings will comply
with the preferred mix agreed
between RBC and RRSLP..

Purpose of Review Mechanism

Periodic review of development profitability
using a Review Project Appraisal with a view to
adjusting the scheme’s affordable housing
provision upwards when returns exceed the
Developer’s required rate of return.
Each review will be a whole project
reassessment and will include looking back at
the performance of the project until the review
point, identifying any additional developer
return that exceeds the required rate defined
below where possible. If identified, 50% of this
excess will be taken into account in the whole
site reassessment when also forecasting
forward to identify a viable affordable housing
provision for the specific phase identified to
trigger the review, as set out below.

Developer required rate of return

20% excluding interest IRR with growth.

Review trigger

A review will be triggered when the Local
Planning Authority approves the definition of a
Key Phase under the conditions. The review will
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Dispute resolution

be submitted under the s.106 as part of the
approval process for the Affordable Housing
Delivery Plan for the Key Phase.
Third party determination will prevail where
parties cannot agree aspects of the Review
process. This could include costs (QS), values
(Chartered Surveyor) or planning aspects
(Qualified Planner).
A full disclosure clause will be included in the
S106.

Key Phase affordable housing parameters
for Key Phase 2 and beyond.

a) Up to RBC’s relevant prevailing
affordable homes % policy at the
relevant Key Phase Review.
b) Social Rent may not account for more
than 50% of total affordable dwellings
in a Key Phase,
c) Option for RBC to elect payments in
lieu of on site provision.

Timetable for review mechanism

The Review process will be completed, whether
by agreement or third party determination,
prior to the submission of the Key Phase
planning application.
Review shall be to a timetable allowing good
time to avoid a development stop due to lack of
Key Phase viability agreement.

RRSLP cost indemnity

RRSLP will indemnify RBC for up to £20k for
each Key Phase Review.
A “model” review appraisal will be appended to
the S106 agreement.

Framework for review
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APPENDIX 2

CONDITIONS – WORKING DRAFT (still to be completed checked & agreed)
This sets out the latest version of the working draft of recommended / required conditions (at
the time the committee report went to print) and is included for information.
General
1. Application for approval of the First Reserved Matters application to include access,
appearance, landscaping, layout and scale shall be made to the Local Planning Authority
no later than three years from the date of this permission. Application for approval of
all subsequent reserved matters including Reserved Matters Applications approved
outside a Key Phase, for each development parcel shall be made to the Local Planning
Authority no later than twenty years from the date of this permission. Such
development following approval of reserved matters shall be begun no later than the
expiration of two years from the approval of the last such matters of that parcel to be
approved.
2. Plans and particulars of the reserved matters referred to in Condition 1(i) above, relating
to access, appearance, landscaping, layout and scale, shall be submitted to and
approved in writing by the Local Planning Authority in respect of any part of the
development of the site before any development commences within that part of the
site.
Phasing
3. Development shall be undertaken in phases (in this condition meaning a reserved
matters area) in accordance with the Key Phase definition referred to in Condition 6 and
relate to a defined Key Phase plan and schedule identifying the broad quantum of
development within the phase.
4. Development shall not commence unless:
a)

the proposed development falls within a Defined Key Phase and an identified
Reserved Matters Area, in relation to which all reserved matters have been
submitted to and approved in writing by the Local Planning Authority in accordance
with Condition 9; or

b)

the proposed development is identified as Advanced Development outside a Key
Phase in relation to which all reserved matters should be submitted and approved
in writing by the Local Planning Authority as Reserved Matters Applications
approved Outside a Key Phase in accordance with Condition 8.
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Development Parameters and Development Specification
5. Development shall be substantially in accordance with the approved plans and
Development Specification:
 RRS007‐DFP‐001‐J ‐ Development Framework Plan
 RRS007‐PL‐015‐F ‐ Planning Application Boundary
 RRS007‐PL‐03‐G ‐ Access and Movement Parameter Plan
 RRS007‐PL‐04‐U ‐ Green Infrastructure Parameter Plan
 RRS007‐PL‐06‐B – Housing Density Parameter Plan
 RRS007‐PL‐07‐C ‐ Building Heights Parameter Plan
 110041/PD/01 Rev F – A428 Corridor Western Signalised Junction
 110041/PD/02 Rev E – A428 Corridor Middle Priority Junction
 110041/PD/03 Rev E – A428 Corridor Eastern Roundabout Junction
 110041/PD/04A Rev D – A5 Northern Roundabout Access
 110041/PD/05 Rev E – A5 Southern Roundabout Access
 110041/PD/36 Rev L – Clifton Road/Butlers Leap/Rugby Road Access Horizontal
Alignment
 110041/PD/41 Rev J ‐ Butlers Leap / Link Road Junction
 110041 PD 66 Rev A Hillmorton Lane / Link Road Junction
 N12032 – SK103 C Clifton Road / Butlers Leap Rugby Road Access Horizontal /
Vertical Alignment 1 of 3
 N12032 – SK104 C Clifton Road / Butlers Leap Rugby Road Access Horizontal /
Vertical Alignment 2 of 3
 N12032 – SK105 B Clifton Road / Butlers Leap Rugby Road Access Horizontal /
Vertical Alignment 3 of 3
Pre‐commencement Requirements
6. Ecological and Arboricultural Clerk(s) of Works
Prior to commencement of development and in accordance with the approved Delivery
Management Strategy a suitably qualified Environmental Clerk(s) of Works shall be appointed.
7. Site Wide Strategies
Prior to commencement of any development or approval of any Reserved Matters the following
site wide strategies shall be submitted to and approved in writing by the Local Planning
Authority. These strategies will establish broad, site wide principles, objectives and targets,
under the following headings:
a. Delivery Management Strategy
 Advance planting and delivery of strategic green infrastructure
 Site management
 Infrastructure delivery and adoption principles
 Open Space management and adoption objectives and principles
 Management of Sustainable Drainage (SuDS)
 Community facilities delivery principles.
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b. Delivery of Ecological Mitigation & Management Strategy (to incorporate European
Protected Species Mitigation)
 A site wide ecological network and enhancement specification.
 The process by which measures for the protection of habitats and species will
be delivered.
 The principles for future survey, monitoring and reporting.
 Management and Monitoring regime(s)
 Structure and content of site specific Ecological Management Plans
 The principles of how habitat and species protection measures during the
construction and operational phases will be delivered.
c. Code of Construction Practice (to also cover Construction Environmental
Management)
 Waste recycling targets
 Waste management strategy
 Storage and processing of material and soils to be recycled on‐site
 Storage of fuel
 Specialist hazardous materials surveys as required
 Access and signage strategy
 Compounds – design, lighting and management
 Prevention of mud and debris on highway
 Vehicle operation
 Lorry sheeting
 Dust suppression
 Protection of advance planting and retained features
 Assessment of construction noise and mitigation
 Mitigation of impact of safety lighting
 Restriction on works near sensitive habitats
 Pollution control measures including noise
 Travel Plan for construction employees
 Haul routes
 Measures for minimising the requirement for material to be imported or
exported
 Design
 Specification of materials and construction techniques that are resource‐
friendly.
 Use of locally sourced materials where possible
 Managing effectively the supply of goods to construction sites
 Encouraging the development of sustainable supply chains for construction
materials;
 Specifying the routes to be used for heavy vehicle construction movements
including speed limits
 Managing the movement of workers into the Development
 Hours of operation
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Key Phases
8. Key Phase – Definition
Information brought forward relative to a Key Phase under condition 6, shall be in general
compliance with the Development Framework Plan and Parameter Plans as referred to in
Condition 3, the Development Specification and with the relevant Site Wide Strategy or
Strategies approved as part of this permission.
Applications to define a Key Phase shall be submitted for the approval of the Local Planning
Authority and be accompanied by the following:
a)

A plan defining the extent of the Key Phase.

b)

A schedule identifying the broad disposition of uses and
of development with the Key Phase.

broad quantum

Each submission that defines a Key Phase should be accompanied by a written statement which
addresses the following:
d)

Justification for the definition and content of the Key Phase including the
relationship with Key Phases already defined and any Reserved Matters already
approved under condition 8 and its contribution to the wider vision and
illustrative master plan for the site.

e)

The intended approach to the design specification (through a design code or
design brief) and the scope of that design specification having regard to the
attached informative.[to be completed]

f)

The scope of any proposed supplements to the overarching strategies to
address Key Phase specific issues.

9. Key Phase – Framework Requirements
Following definition of the Key Phase, and prior to determination of the first Reserved Matters
within that Key Phase area (unless approved as a Reserved Matter Advanced Outside Key Phase
under condition 8) the following shall be submitted for approval by the Local Planning Authority,
in relation to the defined Key Phase:
a)

b)

A Design Code / Guide or Design Brief in accordance with the scope agreed to
include:


An indicative Phasing Plan to set out how reserved matters applications
within the Key Phase may be brought forward.



A Sustainability Statement setting out the sustainability targets for the
phase of development in terms of energy, waste and water.

A Delivery Plan setting out the proposed delivery programme in relation to any
relevant matters in the Section 106 and as may be proposed as part of a Key
Phase to include:
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I. Any School(s) stating the delivery programme (phased, if appropriate)
including proposals for the timing of a School Site Offer Trigger Event and
the last date for service of a School Building Notice as provided for in the
Section 106 Agreement for the relevant School which shall provide for the
opening for use of the relevant School at the relevant trigger event;
II. Strategic open space stating the delivery programme for the relevant space
which shall provide for the opening for use of the relevant space at the
relevant trigger event;
III. Any open space or outdoor sports facility (other than as referred to in ii)
stating the delivery programme with proposals for trigger events within the
Key Phase;
IV. Any community facilities stating the delivery programme with proposals for
trigger events within the Key Phase;
V. Any proposals approved under condition 6(i) stating the delivery
programme with proposals for trigger events within the Key Phase in order
to meet the requirements of the approval of the said proposals.
VI. Where the Key Phase contains either the C‐Station or A‐Station, the delivery
plan shall include a Conservation Management Plan to be prepared
consultation with English Heritage and other stakeholders. The
Management Plan shall state that no development shall take place within
100m to provide a buffer to the C‐Station or A‐Station unless the measures
identified in the approved CMP have been implemented to the satisfaction
of the Local Planning Authority. Works will be carried out in accordance
with that Plan. containing measures for the future use and management of
the A‐Station or C‐Station (as relevant to the Key Phase) and proposed
trigger events by reference to dwelling occupations for the carrying out of
any works.
c) Where relevant, supplements to the site wide strategies to address any phase specific
requirements, not otherwise addressed in the Design Code/Design Brief. Depending
upon the Key Phase, location and components this may include:
i. A S106 Update Statement identifying progress against Key Phases already
approved and detailing any proposals necessary to address any shortfall.
ii. A Code of Construction Practice Update Statement.
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Key Phase – Technical Requirements
10 (a) Prior to approval of reserved matters within a Key Phase the applicant, agent or
successors in title shall secure the implementation of a programme of archaeological work for
that Key Phase, in accordance with a written scheme of investigation which has been submitted
and approved in writing by the local planning authority. The condition will be discharged on a
phase by phase basis on the submission and approval of the evaluation report, mitigation
strategy and an undertaking to publish the results in an appropriate format for that Key Phase.
10 (b) Where a Key Phase includes areas of retained Ridge and Furrow, a Management Plan for
that Ridge and Furrow.
10 (c) Prior to the commencement of development within a Key Phase the following measures
to investigate site contamination within that phase shall be undertaken:
1. A desk study to identify all potential sources of contamination and the preparation of an
initial conceptual site model to be submitted and approved by the LPA;
2. Where the LPA advise in writing that there is considered to be a reasonable prospect of
contamination as a result of stage 1, there shall be an intrusive site investigation to
refine the conceptual model.
3. A Remediation Scheme should be submitted where a Field Investigation and Risk
Assessment has identified levels of contamination that would result in unacceptable
risks to end users without appropriate remediation on the site.
4. Where contamination has been found and remediated, the developer will be required
to submit a Verification Report.
No buildings shall be occupied within that phase until all the measures in the approved
remediation scheme have been implemented in their entirety and the verification report
approved by the local planning authority.
10 (d) Prior to approval of reserved matters within a Key Phase, the detail of the Ecological
mitigation and enhancement strategy will be provided such that:







Each section of the GI network will be designed in detail
An ecological balance sheet will be prepared to show losses and gains
Detailed mitigation in relation to protected species for the Key Phase
Detailed methods of working to demonstrate how the protection of habitats
and species will be delivered
Requirements for surveys and reporting in the Key Phase
Management and monitoring going forward in relation to both species and
habitats.

10. Compliance
All reserved matters applications shall accord substantially with the approved plans referred to
in Condition 3, the Development Specification and Site Wide Strategies.
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Where reserved matters applications are brought forward under condition 6 then they should
also accord substantially with the Key Phase Definition, Key Phase Framework Submissions and
Conditions X‐X below, where relevant.
Where reserved matters applications are brought forward under Condition 8 they should
accord substantially with the approved Plans referred to under Condition 3, Development
Specification, the Site Wide Strategies and Supplements and Conditions X‐X below, where
relevant) as submitted and approved by the Local Planning Authority and be accompanied by a
written schedule which demonstrates compliance.
11. Reserved Matters Applications (Advanced Outside a Key Phase)
12. i) In exceptional circumstances where it is necessary to bring forward development in
advance of the definition of a Key Phase and approval of the Key Phase Requirements, a
reserved matters application should be submitted which contains the information contained
within Condition 9 below. Reserved Matters (Advanced Outside Key Phase) application should
also be accompanied by:
a) A statement justifying submission of a Reserved Matters (Advanced Outside of a Key
Phase) application including, where relevant, the relationship with Key Phases already
defined and any reserved matters already approved.
b) A statement setting out the proposed delivery programme in relation to any relevant
triggers in the Section 106.
c) A statement of compliance in accordance with Condition 7.
12.ii) Prior to commencement of development within a Reserved Matters Area (Advanced
Outside Key Phase) the applicant, agent or successors in title shall secure the implementation of
a programme of archaeological work, in accordance with a written scheme of investigation
which has been submitted and approved in writing by the local planning authority. The
condition will be discharged on completion of an Assessment Report for the Reserved Matters
Area and an undertaking to publish the results in an appropriate format.
12. Reserved Matters Applications – information to be addressed
Plans and particulars submitted for each Reserved Matters application should, where relevant,
address and include details (i) to (xix) below and all matters identified in Condition 11 for site
locations with specific requirements or sensitivities as appropriate
i.

A tree survey and arboricultural implications assessment showing trees to be
retained, relocated or removed and provision of replacement trees, as appropriate
and proposed tree protection plan as detailed in Condition 12(i).

ii.

Existing and proposed ground levels and finished floor levels of all new dwellings /
buildings and any associated parking and access;

iii.

Layout, scale and appearance of buildings in line with the principles set out in the
Key Phase Design Code/Guide or the Design & Access Statement Principles if the
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Reserved Matters application is being brought forward outside a Key Phase in line
with condition 8 above.
iv.

Access routes and parking and cycle storage in accordance with the relevant Key
Phase Design Code/Guide and Transport Assessment.

v.

Landscape details including boundary treatments and surface materials.

vi.

Youth facilities and play provision including detailed design and specification of
youth facilities and play provision within the reserved matters site and including full
details of all adventure play and equipment areas, including surfacing materials.

vii.

Distribution of affordable housing. Any reserved matters application for residential
development shall include a plan showing the distribution of market and affordable
homes;

viii.

Foul and surface water drainage proposals;

ix.

Details of Ground Conditions and any required remedial measures;

x.

Ecological Implementation Plan, to demonstrate compliance with the Principles set
out in the Site Wide Ecological Mitigation and Management Strategy and the
measures for Ecological mitigation and enhancement as set out in detail in relation
to the relevant Key Phase.

xi.

A Sustainability Compliance Statement setting out how the development will
achieve the targets agreed under Condition 6. Where applications are advanced
outside a key phase, appropriate standards, in accordance with Condition 10, should
be established and evidence of how those standards will be met provided.

xii.

Detailed landscape management proposals in line with the principles established
through the site wide Delivery Management Strategy;

xiii.

Waste management provision;

xiv.

Position of fire hydrants. Within any reserved matters application a scheme for the
provision of fire hydrants shall be submitted to the LPA. Thereafter development
shall be carried out in accordance with this and fully operational before first
occupation in that reserved matters area.

xv.

Noise attenuation. Reserved matters applications for any residential/community
development within 150m of the railway line or the DIRFT II landscape bund shall
be accompanied by a noise assessment and set out any appropriate mitigation
measures to protect amenity. The development shall thereafter be carried out in
accordance with the approved details.

xvi.

Details of external lighting having regard to the Ecological Mitigation &
Management Strategy;

xvii.

A programme of works for delivery of the public realm including hard and soft
landscaping and approach to adoption;

xviii.

Construction Management.
Reserved matters applications shall include a
Construction Management Plan to be submitted and approved in writing by the
Local Planning Authority. This must be in accordance with the Principles set out in
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the site wide Code of Construction Practice and include routing of construction
traffic.
xix.

Hours of operation to be agreed in writing with the Local Planning Authority.

13. Sustainability
All development shall achieve in excess of the Building Regulations in place at the time of Key
Phase Definition. The Sustainability Statement, as required by Condition 6 above, will establish
the standards to be achieved within each phase and the Sustainability Compliance Statement,
required under Condition 10 in relation to each and every reserved matters application will
demonstrate how this is to be achieved.
Reserved Matters ‐ conditions to be discharged to address specific responses to
environmental mitigation in relation to relevant reserved matters applications.
14. Protection and management of existing trees and hedges
Plans and particulars for each reserved matters application or discharge of condition application
where there are existing trees or hedgerow shall include:


an arboricultural method statement;



an arboricultural impact assessment, and



a tree/hedgerow/woodland protection plan.

The tree/hedgerow protection measures shall be erected prior to the commencement of any
works including site clearance and thereafter retained until construction works are complete
unless written consent is given by the Local Planning Authority for their removal.
No tree or hedgerow shall be felled, lopped or grubbed in anyway until the arboricultural
reports are submitted to and approved in writing by the Local Planning Authority.
If any retained tree or hedge is identified and agreed as being worthy of retention, is damaged
or removed during a development phase, a revised scheme and implementation timetable shall
be submitted to approved in writing by the Local Planning Authority.
Details of proposed woodland as identified on the Parameter Plans shall be submitted to and
approved in writing by the Local Planning Authority.
The plans and particulars submitted shall demonstrate compliance with the approved Delivery
Management Strategy and development shall thereafter take place in accordance with the
approved details and managed as specified through the Strategy.
If within a period of five years from the date of the planting of any tree or shrub or any tree or
shrub planted in replacement for it is removed or up‐rooted or destroyed or dies another tree or
shrub of the same species and size as that originally planted shall be planted as a replacement.
15. Public Rights of Way – safeguarding and diversion
Prior to the approval of each reserved matters application, existing public rights of way affected
by the development of that application shall be protected and /or diverted in accordance with
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statutory procedures and with a scheme (s) previously submitted as reserved matters or
discharge of an appropriate condition. The plans and particulars submitted shall include details
to:‐
 Divert and / or reinstate public footpaths and other rights of way;
 Create new connections with surrounding footpaths; and
Footpaths which are temporarily diverted during the construction phase shall be returned to
their original state or such state as shall be approved in writing in advance by the Local Planning
Authority and made available for public use once the works which immediately affect them have
been completed.
16. Conservation Management Plan for the Listed C‐Station and A‐Station
Prior to any development within xxxm of the C‐Station, a Management Plan shall be prepared in

HIGHWAYS AGENCY CONDITIONS as directed:
A. The development shall be implemented in accordance with approved plans and
Development Specification:











RRS007‐DFP‐001‐J‐Development Framework Plan
RRS007‐PL‐015‐F‐Planning Application Boundary
RRS007‐PL‐03‐G‐Access and Movement Parameter Plan
RRS007‐PL‐04‐U‐Green Infrastructure Parameter Plan
RRS007‐PL‐06‐B‐Housing Density Parameter Plan
110041/PD/01 Rev G – A428 Corridor Western Signalised Junction
110041/PD/02 Rev E –A428 Corridor Middle Priority Junction
110041/PD/03 Rev E‐ A428 Corridor Eastern Roundabout Junction
110041/PD/04A Rev D‐A5 Northern Roundabout Access
110041/PD/05 Rev E –A5 Southern Roundabout Access

B. There shall be no means of vehicular access to the development directly onto the A5
trunk road other than the following:






The northern access, to be located at the existing access to the Rugby Radio Mast Site C‐
Station, as generally illustrated on Drawing Number 110041/PD/04A Rev D included in
the Transport Assessment at Appendix 5.2
The southern access, to be located approximately 720m to the north of the existing
A5/A428‐A5 Link/Danes Way junction to DIRFT 1, as generally illustrated on Drawing
Number 110041/PD/05 Rev E included in the Transport Assessment Appendix at 5.2,and
The existing Rugby Radio Mast site C‐Station access for the purpose of temporary
construction access, subject to the details of this being agreed in writing with the
Highways Agency prior to the access being used for such purpose and such access as
shall not to be used once the Northern Access, as detailed above, is brought into use.
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C. Before commencement of construction of the proposed northern and southern accesses
to the A5 referred to in Condition XXX above full details of each access shall be
submitted to and approved in writing by the Local Planning Authority in consultation
with the Highways Agency. The full details to be submitted and approved shall include:








How the proposed accessed interface with the A5 Trunk Road highway alignment,
including details of highway surface drainage, the carriageway markings and land
destinations.
Full direction and traffic signing, lining, land markings and lighting details.
Provisions for non‐motorised users (NMUs)
Confirmation of full compliance with the current Design Manual for Roads and Bridges
(DRMB) and Department Policies and Advice Notes, and the necessary relaxations /
departures from standards approved by the Highways Agency
Independent Stage Two Road Safety Audit carried out in accordance with the current
Design Manual for Roads and Bridges and related Advice Notes

Thereafter the development shall be implemented in full accordance with these approved
details or any amendments subsequently approved in writing by the local planning authority
in consultation with the Highways Agency
D. Access to the site from the A428 shall be located and laid out in general accordance with
plans 110041/PD/01 Rev G, 110041/PD/02 Rev E, and 110041/PD/03 Rev E, with access
to the site from the A5 being laid out in general accordance with plans 110041/PD/ Rev
E and 110041/PD/04A Rev D and being constructed prior to first occupation of the
relevant phases in –line with the following phasing plan unless otherwise agreed with
the Highways Authorities:






A permanent access junction from the A428 serving the main site to be provided prior to
occupation of the first dwelling on the site
A second permanent access junction serving the main site to be provided prior to the
occupation of the 1,00th dwelling
A permanent access junction from the A428 to be provided prior to the occupation of
the 3.250th dwelling
A fourth permanent access junction serving the main site to be provided prior to the
occupation of the 4,750th dwelling.

E. For the purpose of this condition, permanent access junction refers to either of the two
junctions on the A428 shown on plans 110041/PD/01 Rev G and 110041/PD/03 Rev E, or
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either of the junctions on the A5 show on the pans 110041/PD/05 Rev E and
110041/PD/04A Rev D.
F. Any subsequent variations, during the course of the implementation of this permission,
shall be submitted to and agreed in writing with the Local Planning Authority in
consultation with either the Highways Agency or Warwickshire County Council as
relevant.
G. A scheme for traffic management at the A5 Lilbourne Crossroads shall have been
submitted to and approved in writing by the Local planning Authority in consultation
with the Highways Agency and implemented prior to the occupation of the 650th
dwelling such scheme to be generally illustrated on Drawing Number 110041/PD/59
included in the Transport Assessment at Appendix 5.7
H. Detailed Travel Plans shall be submitted to and approved in writing by the Local
Planning Authority in consultation with the Highways Agency in accordance with the
requirements set out in the Revised Site Wide Travel Plan (SWTP) dated December 2013
as included in the S106 agreement.
I.

Prior to commencement of any development or approval of any Reserved Matters as
Code of Construction Practice shall be submitted to and approved in writing by the Local
Planning Authority, in consultation with the Highways Agency where relevant. The Code
will establish broad, site wide principles, objectives and targets, under the following
headings:















Access, internal circulation and signage strategy
Parking of vehicles for all site operatives and visitors
Compounds‐ design, lighting and management
Prevention of mud and debris on highway
Vehicle operation
Lorry sheeting
Dust suppression
Travel plans for construction employees
Haul routes
Measures for minimising the requirement for material to be imported or exported
Managing effectively the supply of goods to construction sites
Encouraging the development of sustainable supply chains for construction materials
Specifying the routes to be used by heavy vehicle construction movements including
speed limits
Managing the movement of workers into the Development
Hours of operation
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J.

Where relevant, reserved matters applications shall include a Construction
Management Plan to be submitted and approved in writing by the Local Planning
Authority in consultation with the Highways Agency. This must be in accordance with
the Principles set out in the site wide Code of Construction Practice and include routing
of construction traffic.

OTHER CONDITIONS
i.
ii.

iii.
iv.
v.
vi.

Highways and Access – Site access triggers / Off‐site S278 Triggers
County Highways Fire and Rescue have requested that space be made for a fire engine
to be parked on the site if necessary. This will require an appropriate condition to detail
the location of this space.
Fire hydrant scheme
Management Plan for R&F Area – in relation to areas advanced outside of a Key Phase
Condition on the surface drainage scheme for the link road to discharge into the canal.
Together with other conditions to cover other technical consultee requirements and any
additional matters that arise that are relevant.
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