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The Site, allocated for residential development 

within the emerging Local Plan, adjoins the 

southern edge of Lillington, a suburb of 

Royal Leamington Spa.

When linked to adjoining land opportunities, the 

Site will be able to facilitate a wider regeneration of 

the Lillington area.



1.0 Introduction
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1.1 Overview

This document has been prepared by Catesby Estates 

development in the emerging Local Plan at Red House Farm, 

of Warwick District Council (“the Council”), close to the 
town centre of Royal Leamington Spa.   

Local Plan 2011-2029 dated Feburary 2015. The Site is 
referenced as “ ” under 
the heading of “
capacity of 250 dwellings (to include a small parcel of land 
adjoining the Site to the north described as “

”). Development upon the Site will help to realise 

of which directly abuts the northern boundary of the Site 
along The Crest, Burbury Close and Mason Avenue.    

Council by Bond Dickinson dated June 2014, it’s purpose is 
to inform the staged approach to site assessment. 

Development of the Site would assist the Council to meet 

revitalising the local community in Lillington. An appropriate 

urban edge where new development abuts the Green Belt 

1.2 Scope & Structure

• Section 2.0 – Site & Local Context

local context, studies local architectural style and building 

the local network of public rights of way, highways and 
public transport; 

• Section 3.0 – Planning Context

 

• Section 4.0 – Site Appraisal

Focuses on the immediate context of the Site,  

• Section 5.0 – Development Principles 

• Section 6.0 – Conclusions
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Strategic Context
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2.0 Site & Local Context

2.1 The Site

The Site, delineated on the Strategic Context diagram below 
with an asterisk, is located to the north west of the town 
of Royal Leamington Spa in the suburb and once former 
parish of Lillington. Leamington lies 15km south of Coventry 
and approximately 45km south east of Birmingham. The 
Site is located to the south of Lillington and is currently in 

(unadopted) which extends west and meets Leicester Street.  

The Site can be directly connected to the local road network 
via Buckley Road onto Leicester Road and Clarendon Avenue. 

(A452, A445, A46 and M40) at the wider level. Leamington 

Marylebone with the quickest taking appoximately 1 hour, 

approximately 28km north west of the town centre. 
 

2.1 The Site

Lillington has two key areas. The new centre, based around 

was predominantly built as a council housing estate including 
three tower blocks. The largest of these blocks, Eden Court, 
dominates the skyline from the south. The second, and older 
area, contains the former village with the parish church of St. 
Mary Magdalene, the manor house, a handful of Victorian 
terraced houses as well as estates of predominantly semi-

north west and on the southern side, these directly abut 
the Site. Alongside the western boundary is a Severn Trent 
water treatment works, to the south west Newbold Comyn 

Avenue and Burbury Close.      
1 The Site2.1 The Sit
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Site Location Plan



The extent of the Site controlled by Catesby Estates Limited 

urban edge of Lillington. 

The Site area (gross) extends to 11.87 hectares (equates 

into three smaller paddocks) plus one much larger arable 

second Public Right of Way extending along from Black Lane 

associated agricultural outbuildings making up Red House 
Farm Riding School, is excluded from the site area. 

The Site currently sits within the designated Green Belt. 

the landowner and the Council, the Site is seen as a pivotal 

As a result, the Site has been selected by the Council as a 

capacity has been calculated including the small parcel of 
land adjoining the Site to the far north described as being 
“ ” (land owned by Sir Thomas Whites 
Charity & King Henry VIII Endowed Trust). 

Site (“ ” land), including the three tower blocks, 
could be relocated to more suitable, higher quality, low rise 

the area will also provide for a more defendable Green Belt 

publicly accessible open space.
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Post-war housing along Buckley Road

2.2 Local Context &    

Design Strategy

2.2.1 Local Context Study 

the Site. In summary it comprises a densely planned area of 

and community) constructed in the second half of the 20th 
century. This character area is found mainly along the arterial 
roads of Crown Way, Valley Road, Mason Avenue, Wellington 
Road and Buckley Road, and all secondary and teritary streets.

The second area encompasses the original core of LIllingtons’ 
former parish (which was then incorporated into the District 
at the end of the 19th century) and development completed 
up to the middle of the 20th century. Arterial roads and 
secondary roads taken in by this area include typically (either 

Lane, Kinross Road and Gresham Avenue.

A number of images are shown on this this and subsequent 
pages portraying block structure, massing and scale of built-
form and styles of architecture found within these key areas. 



12



13

None of the styles of development within the context of 

comprises grand scale architecture associated with any 
English Georgian ‘spa’ town. 

development of the 20th century found immediately 

architectural value. 

owned dwellings, former public sector housing now in private 
ownership and retained council housing stock. The density 

blocks varies greatly. A number of bungalows feature, along 

three storey (some being above retail premises) right up to 

this area, development is very much informed by vehicular 

The second area has a more mature structure to 
development blocks. Detached and semi-detached blocks 
are situated at verying depths from the carriageway with 
most frontage spaces enclosed so to separate private areas 
from the public realm. Two storey development features 
mostly with occasional two and ahalf storey room in the 

styles of architecture, which can be varied but always rich in 
character, contribute towards street vision.



2.2.2 Design Strategy

When considering the design strategy for any new 

character of the local area to ensure that the development 
successfully integrates into its surroundings. The local 
context study has concluded that whilst Lillington does have 

for such development. Whilst the scale and mass of the 
proposed built-form should not be at great odds with the 

the form of development blocks can indeed be treated in an 
original manner.

to the north comprises two storey development in the vast 

space is non-existent. 

Framework (“NPPF”) sets out to ensure that new 
development delivers a wide choice of homes and meets 
a range of housing needs. For example, new development 
on the Site should accommodate a range a smaller houses 

on providing a wide range of family housing.  

the character of the immediate area and the features of 

opportunity to create a new ‘third’ key character area in 
LIllington should be considered.

Development should be two storey in the majority; however 

set within generously pitched roofs and gables of two storey 

of the Site will be considered. 

Block structure should be varied, one that can help to 
determine a clear movement strategy around the Site, 

‘sense of place’. 

2.2.2 Design Strategy

Along the main development access road, which should 
ideally be in a looped format to promote permeability, 

building facades located close to the street. Within this 
“ ” expectant development density will be at its highest. 

both the outer fringes of the Site, but also the “

the north.  

At the outer fringes of the Site and adjacent retained green 

avoiding uniformity along the street. Development density 
along these “ ”, which are most likely to be shared 
surface streets, shall be at its lowest. This approach will help 

publicly accessible green space around the site perimeter. 

Development should address planned “ ” spaces such 
as development nodes and open green spaces (including 

level of natural surveillance and with it successful spaces 
”. 

In respect of the style of architecture and the appearance of 

the local context, for reasons earlier, but more so the wider 

• 

• Feature blocks wholly picked out with rendered 
walling;

• 

• 
red and grey colours most appropriate;

• Occasional hipped roofs to reduce massing at corners 
and at the development edge;

• 
• Bargeboards to front feature gables, low-maintenance 

cut side gables;
• All other joinery painted white;
• Black rainwater goods;
• Deeper casement windows to larger blocks, well 

• 
to smaller blocks, set outside the gable end on larger 
detached blocks;
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2.2.2 Design Strategy

• 
larger blocks, simple ledges to smaller blocks;

• Garages set to the rear of dwellings (or at the very  
least behind the front build-line) wherever possible, 

• 
are blocks planned, parking courts will be planned 

• 

from the public realm; 
• Where front gardens cannot be enclosed, allow for a 

generous scheme of landscaping;
• Hard surfacing and edgings to secondary streets and 

driveways shall adopt a shared surface arrangement 

low vehicle speeds are encouraged. 

Fundamentally, “ ” should be at the backbone 

strong “ ”, one where people will want to live.

2.3 Local Facilities & Services

LIllington and the surrounding area is supported by a 

between the Site and these services makes a strong case for 

Site.

 Site.

 2.2.2 Design Strategy

Isochrones are shown at distances of 400, 800 and 1200m 
from the centre of the Site.

The singlemost facility closest to the Site is the convenience 
store located on Newland Road which is less than 400m 
away, a four minute walk from the Site centre.

The Crown Way Local Centre (“LC”) comprising a host of 
retail outlets, Lillington Library, Community Centre and 
Church of our Lady are found within 800m.

below with 

• Nearest bus stop to Site - Buckley Road (200m);

• 

• Lillington Community and Youth Centre (725m);

• Lillington Library (775m);

• Church of our Lady (800m);

• Crown Way Local Centre (850m); 

• Lillington Pharmacy (1.11km);

• Tesco Express (1.1km);

• Lillington Nursery and Primary School (1.2km);

• North Leamington Secondary School (2km);

• St Mary Magdalenes Church (1.4km);

• Newbold Comyn Arms P.H (1.5km)

• Newbold Comyn Leisure Centre (1.6km);

• Cubbington Road Surgery (2km);

town centre “TC” to the south west of the Site. 

Proposals should give high regard to “ a varied block structure, one that can help to determine a clear movement strategy around the Site. Streets should have character 
”. Fundamentally, the proposal should create a strong “ ”, one where people will want to live.



16

O:\Current Sites\All Viability Sites Only\Red House Farm Leamington\Design\VML_R

1

2

3

5

6

12

1418

7

7

7

7

7

7

TC

1200m



NORTH

17

Local Facilities Plan
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Church of our Lady  - Valley Road St Mary Magdalene  - Lillington Parish Church

Lillington Community and Youth Centre - Mason AvenueLillington Library - Valley Road

Crown Way Local Centre Lillington Primary School and Nursery

Allotments
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2.4 Access & Movement

there are excellent pedestrian, cycle (including bridleways) 

surrounding area and Leamington Spa town centre. In 

heads north west to Birmingham Moor Street via Warwick 

and Coventry; a third south east towards Banbury and onto 
London Marylebone or Reading via Oxford. London can be 
reached within approximately 1 hour, 10 minutes.

services. The nearest bus stops are on Buckley Road, both 
approximately 200m from the centre of the Site. These stops 

an hour Mondays to Saturdays, reduced to twice an hour on 
Sundays and Bank Holidays.  

accessed from Buckley Road. This road heads in an easterly 

provides a direct route into Leamington Spa town centre, 
surrounding areas and the wider highway network. Burbury 
Close and The Crest abut the Site to the far north, each being 

from Black Lane. This road is not maintained by Warwickshire 
County Council and is considered to be unsuitable for use 

of access will need to be taken from Buckley Road.
   

Access & Movement

gable end of house no.s 126 & 128 Buckley Road connects 
the north western corner of the Site to Black Lane and the 
surrounding areas (shown on page 20).  

Two Public Rights of Way (“PRoW”) currently cross the Site. 

(including Eden Court). The second deviates away from Black 
Lane and heads further south towards Red House Farm 

eventually connects with “The Millenium Way”  Walk, a 100 
mile trail that links Pershore, Worcestershire to Middleton 
Cheney, Northants.

These PRoW will need to be retained as part of any 

and permeability between the urban form of Lillington and 
the open countryside to the south. 

the “Charity Trust Land”.  

Nearest bus-stop to the Site (on Buckley Road)
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3.0 Planning Policy Context

3.1 Planning Policy Context

duty to co-operate, overall housing provision and supply and 
delivery of housing land. 

housing requirement to a minimum of 16,776 dwellings 

to deliver approximately 5,200 dwellings. 

the land at Red House Farm. Accordingly Catesby support 

propose the removal of the land at Red House Farm from the 
Green Belt for the development of 250 dwellings to meet 

Lillington.

people living in poorly designed housing. In this respect the 

amount of council housing stock through the provision of 

market housing. 

xt

planning policy and the proposals contained in the Housing 
and Planning Bill, the site represents a key opportunity to 

demand for goods and services in the local area.

 

“Development that is sustainable should go 

ahead, without delay – a presumption in favour 

of sustainable development that is the basis 

for every plan, and every decision.”



2222



2323

4.0 Site Appraisal

4.1 Site Overview

technical constraints to the development of the Site for 

It abuts the southern edge of Lillington, a suburb of 
Leamington and is currently in agricultural and equestrian 

west and meets Leicester Street. 

Buckley Road runs parallel to the Site to the north west with 
housing addressing both sides of the carriageway. Housing 
to the south side of the street directly abut the Site forming 
a hard urban edge. Alongside the western boundary is 
a water treatment works, to the south west a golf course 

along the site boundary. 

4.2 Sustainable     

 Development

shops, public transport and all other local services found 

Leamington Spa. 

4.3 Green Belt 

Green Belt. The Secretary of State for Department and 

Paragraph 85 of the NPPF states that “

” and “
”.

We support a review of the Green Belt and consider that 
there are circumstances in Warwick District where sites, 
such as this Site, should be released from the Green Belt 

development boundaries within this area.  

View along northern part of the Site towards Eden Court.



4.4 Landscape 

local level by Warwickshire Landscape Guidelines. Within 
these Guidelines, the landscape encompassing the Site is 
covered by the Region, part of the 

Project Area. More 
Landscape 

 “

built edge of Leamington, and visually by virtue of the abrupt 

Site begins to slope to the River Leam valley corridor.

landscape appears larger-scale due to more intense arable 

framework which could successfully accommodate the 
southern expansion of the LIllington urban area. 

trees, the development of the Site could be subdivided into 
discrete but interconnected parcels, each having their own 
quantum of accessible greenspace. Structural woodland 

Lillington from the wider countryside beyond.

which currently exists.  

4.4 Landscape 

The Council has decided to remove the Site from the Green 

decision has been made on the basis that by releasing this 
land, any proposed development together with the ensuing 

” land will outweigh the 
loss of a limited area of Green Belt. It is considered that 
development of land within this area will not cause any 

mature hedgerows and trees, can be suitably enhanced with 

4.5 Arboriculture

The Site is bound on all sides by established trees and 
hedgerows, which aid containment. An Arboricultural 

trees and hedgerows within the development proposal. 
Unavoidably, some will be required to be removed to 
facilitate the proposed site accesses, as well as other short 

4.6 Technical Constraints

4.6.1 Highways & Access

The primary vehicular access to the Site will be taken 

with a carriageway width of 5.5m minimum. This will be 
constructed on the large swathe of grassed land located 
opposite and slightly south of Clare Close which is controlled 

A secondary access may also be provided further south west 
along Buckley Road which shall also be of 5.5m minimum 

crescent arrangement serving numbers 108 -140 Buckley 
Road would need to be considered.
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The width of both accesses can be increased should 
the local bus service need to be extended to serve the 

walking distances from the Site to local bus stops have been 
calculated to be on average 400m, equal to a 5 minute walk. 

Development proposals will be able to accommodate further 

and, 1) “The Crest” land to the north, and 2) land further 
north of the site known as “ ”.

surveys will be undertaken to determine the actual speed of 
vehicles travelling adjacent to the proposed access points so 
that appropriate visibility splays can be incorporated into the 
designs.

Black Lane will be retained in principle but will be re-routed 
at its’ eastern end where it will meet with the proposed 
secondary site access.

Crest” land shall be linked via a looped arrangement to 

on-site. This loop should be maintained at a minimum 
width of 5.5m and be designed to limit vehicle speeds to 

could be accommodated on one side of the street to allow 

corridor. The width of this loop could be increased to 
accommodate a bus service where required.

Local Highway Authority will be undertaken to ensure that 
any impact from the development proposals upon the local 

Pedestrian access to the site will be provided by 2m wide 
footways either side of the primary access, extending along 
the site access road into the Site. The secondary access 

land should also accommodate pedestrian movement to 
aid permeability between the Site and the wider footpath 
network.

to Black Lane will remain.

4.6.2 Ground Conditions

Mercia Mudstone Group, Sedimentary Bedrock formed 
approximately 200 to 251 million years ago in the Triassic 
Period. Local environment previously dominated by hot 

(clay & silt) are also recorded. 

View west on Buckland Road at proposed site access  - primary View east on Buckland Road at proposed site access - primary
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4.6.3 Noise

A baseline noise level survey and an assessment of the Site 
to examine the extent of the current noise environment 

development, will be carried out based on the guidance 

”. The 
results of the assessment will include any requirements for 

noise levels are within guideline values.
 

4.6.4 Flood Risk & Drainage 

The whole of the Site falls within Environment Agency 
Flood Map for Planning (Rivers and Seas), Flood Zone 1 
“
development. 

to the River Leam, found approximately 700m to the south 
east of the Site. 

4.6.3 Noise

lowest point at the south east corner. Flows will be conveyed 

controlled such that the pre-development discharge rates 
and volumes are maintained post-development.

from the Site will require pumping to a suitable point of 

required, subject to a capacity check with Severn Trent 
Water.

Environment Agency Flood Mapping (Extract)
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4.6.5 Utilities 4.6.4

directly to the west of the Site to a point on the southern 

further into the Red House Farm Estate. It is likely that this 
service will be diverted underground as part of the proposed 
servicing strategy for the development proposals. This 

required. 

be sought from these operators to determine whether 

large scale reinforcement will not be required.

4.7 Heritage & Archaeology

An Archaeological Assessment of the Site to examine any  

the Site will be prepared.    

that there are no Scheduled Ancient Monuments, Listed 
Buildings, Registered Park and Gardens or any other 
designated heritage assets directly on the Site or nearby.

Similarly, there are no non-designated archaeological assets 
on the Site. Historic evidence indicates that the Site was in 

Futhermore, advice has been provided to suggest that the 

the Warwickshire Historic Environment Record is such that 

4.8 Ecology 

Habitats within the Site comprise semi-improved species-
poor grassland grazed by equine stock, and an arable 

outbuildings making up Red House Farm Riding School. 
Habitats associated with this facility include several individual 
buildings of agricultural scale, a car park and menage.

4.6.5 Utilities

No rare or notable plant species have been noted on 
previous site visits. As part of the development proposals, 

infrastructure and appropriate management will result in 

ecological value as they provide structural diversity and 

also provide green corridors to allow movement of animals 
throughout the Site. Consequently, these habitats will be 
retained within the green infrastructure of the development
proposals. Where there is the inevitable loss of hedgerows 

and through associated movement corridors enabling the 

hedgerows within the overall green infrastructure. In 

would increase the overall habitat diversity. Other 
enhancements which could be provided include a generous 

the impact of development where topography falls away to 

green shelter belt running along the majority of the southern 

gains for local biodiversity in accordance with local and 

Consequently, the development proposals are unlikely to 

green infrastructure is provided.

4.9 Constraints 

 & Opportunities

The plan on the following page illustrates the physical, 
technical and environmental constraints of the Site, along 
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Constraints & Opportunities Plan



5.0 Development Proposals

5.1 Opportunities 

The previous chapter appraised the key features of the Site 

shape any development proposal, the principles of which are 

• Aim to achieve an overall development density of a minimum of 

a density will be appropriate to the local context, be reasonably 

upon “ ” (including the “
” to the far north of the Site). The planned density 

of individual development blocks will vary across the Site, 
responding to the character of the immediate context;

• Proposed development façades should, in the majority of 
instances, address all retained perimeter hedgerows and 

infrastructure becomes an inclusive part of the development 
strategy;

• Dedicated children’s play space can be accommodated within 
the development at a quantum yet to be determined. This could 
include an area for “community ” conveniently 
located to both the development proposals and the areas of 

• 
found along the southern boundary which can be suitably 

should be provided between any proposed development 
facade and Red House Farm Riding School;

• The central  access road linking both points of access into 
” 

land to the north and “ ” further north. All 

lengths may need to be re-routed through the development 

• Building heights should be restricted to 2 storey, with scope 

along the northern edge of the development. The inclusion of 
a small number of bungalows could be considered subject to 
local housing need and market demand;

• Buildings should be encouraged to “turn the corner” and have 
a dual aspect where streets meet; 

• 
movement.

constraints to the Site and it is available and capable of delivery 
to help meet the Councils’ future housing needs.

5.2 Development Proposal 

At the end of this journey, a high level design proposal has 

appraised and any associated constraints, whilst suitably 

 

area of approximately 7 hectares (in excess of 17 acres). The 

be achievable.

mass and scale local vernacular, whilst developing its own 
recognisable character and quality. The former will ensure that 
the development integrates into both the immediate and local 
context. 

The proposals have been underpinned by the following key 

• A well-structured housing layout led by landscape and the 

  
• 

as and when the Council bring forward their planned future 

• 

levels of permeability throughout; 
• 

wherever possible, and further enhanced through new 

the south eastern corner of the Site; 
• The development facade will address all green infrastructure, 

 spaces, whilst aiding 

Site; 
• Provision of publicly accessible open space to aid the 

health and welfare needs of the future occupants of the 
development, whilst proving key habitats for wildlife. 

• 

line with planning policy and in character with the fabric of 
the immediate area.
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‘Bubble-gram’

Earliest sketch showing the network 
of physical boundaries on the Site that 

development. These pockets are 
illustrated as no more than simple blocks 
or ‘bubbles’.

Green Fabric

retained are brought to the forefront 
of design principles. These shall be 
augmented and enhanced to contain 
development and form the backbone of 
the green fabric of the design, able to 
deliver a quantum of green space for use 
by the public, residents and wildlife alike. 

Connections

to  considered, along with......’where is 
best to provide links between adjoining 

the Site. 

Movement 

Movement around each development 
block is considered, the layout of which 

Pedestrian movement will be focused 

in synergy with the public footpath 
network currently crossing the Site and 
extending beyond.

of planned green space, namely to the 
south east corner.. 

Development Framework 

In drawing these elements together a 
development framework emerges.
This illustrates where housing can be 

technical and environmental constraints, 

The generous quantum of green space 

environment. 

Design is very much an evolutionary journey, subject to 

many changes and diversions en-route. 

what certain design parameters are feasible. 

the headline principles, each one being annotated. Various components of these concepts have then been transferred into an 
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Illustrative Development Proposal



and established character of the town of Kenilworth. 

Equally, it should also aim to establish its own recognisable 

6.0 Conclusions

Any development proposal should be influenced by the 

high quality built and natural environment of 

Royal Leamington Spa. 

Equally, it should also aim to establish its own 

recognisable identity, create a place where people 

can be proud to live, and provide a varied mix of 

accommodation types to satisfy the identified local 

housing need.
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Land at Red House Farm, Lillington, Royal Leamington Spa, has 
been robustly assessed in terms of planning, environmental 
and physical context and it has been demonstrated that the 
Site is suitable to accommodate future housing development 

development proposals presented within this document 
demonstrate how a well designed, high quality development 
can be achieved responding to the unique context of the 
Site. The Site has capacity to accommodate up to 240 
dwellings. When added to the land area located furthest 
north of the Site known as “ ”, this capacity 

• 
is considered suitable for new housing;

• The Site should be regarded as suitable for future 

detrimental visual impact on the neighbouring  
environment or the wider landscape; 

• 

urban edge of Lillington to the north.

• A landscape-led development proposal has the 

rural interface than that which currently exists;

• 
services, the vast majority of which are connected by 
established pedestrian routes;

• 

• 
to meet the needs of the Council. This Site will 

units;

• 

the pre-development discharge rates and volumes 
are maintained post-development;

• 
be delivered available for use by the public and 

wildlife and improving biodiversity.

The Site is readily available and suitable for development; 
making it a deliverable site for Catesby Estates Ltd. It would 
make a sustainable and appropriate opportunity for new 
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