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1.0 LAND TO THE NORTH OF WARWICK ROAD, WOLSTON 

1.1 This submission is made on behalf of L&Q Estates, in relation to their interests at land north of Warwick 

Road, Wolston (hereafter referred to as ‘the Site’). L&Q Estates welcome the opportunity to be involved 

in the preparation of the Rugby Borough Local Plan, and it is within this context that they wish to make 

representations to the Issues and Options Consultation. 

 

1.2 The Site is shown outlined in red on Drawing SK001 (Appendix 1) and is located on the western edge of 

the village of Wolston, to the north of Warwick Road. It extends to 3.87 ha (9.56 acres) and can deliver 

a high-quality residential development. The land is available and the development is deliverable and 

unconstrained technically. 

 

1.3 Wolston is a large village located approximately midway between Rugby and Coventry. Warwick Road, 

which runs through the centre of the village, connects to the B4455 Fosse Way to the north and the A45 

to the south. Wolston contains numerous services and facilities including a leisure and community 

centre, a library, GP, pubs, a convenience store and primary school.  

 

1.4 The promotion site immediately adjoins the built-up area boundary of Wolston and adjoins existing 

residential development to the east. The site is contained by Warwick Road to the south, Wolston Fields 

Farm Road to the west and playing fields associated with Wolston Leisure and Community Centre to the 

north. Therefore, the development of this site would form an enduring definition to the built-up area 

boundary. 

 

1.5 The site comprises land in agricultural use. The site’s agricultural land classification comprises 

predominantly Grade 3 agricultural land, although some Grade 2 land is present to the north west of the 

site where there is a water body. The loss of this amount of agricultural land should not be regarded as 

being ‘large’. Indeed, the statutory consultation requirement with DEFRA on development proposals is 

some 20 hectares. 

 

1.6 The site is in a sustainable location for residential development. There are a range of local services and 

facilities located within reasonable proximity of the site, including: 

 

• Wolston Leisure & Community Centre (550m) 

• Wolston Library & Information Centre (700m) 

• Convenience Store (850m) 

• Wolston Surgery (950m) 

• Wolston St Margaret’s C of E Primary School (1.1km) 

 
1.7 In addition, there is a bus stop located on Manor Estate approximately 350m to the east of the site. From 

this stop, services connect the site to Coventry and Rugby (Bus 86). 

 

1.8 The site (Ref. S16067) was assessed in the Rugby Borough Local Plan 2011-2031 Housing Background 

Paper (September 2017) as a potential residential site with a capacity for accommodating 80 dwellings. 

The site was considered to be suitable for allocation but only deliverable in 10-15 years by reason of the 

potential for adverse environmental impact arising from an adjacent minerals extraction development 
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on open agricultural land adjacent to the north and west of the site. The Housing Background Paper 

concluded that as the site is not capable of being deliverable within the first five years of the Plan’s 

adoption and the Council would be capable of demonstrating a land supply throughout the plan period 

there would not be exceptional circumstances to release the site from the Green Belt. 

 

1.9 The field to the north of the site is one of the latter phases of the extraction development. The extraction 

programme has consent to continue until October 2024 in accordance with Warwickshire County 

Council permission reference RBC/19/CM005 (included at Appendix 2). A further application (Ref. 

RBC/23CM004) has been submitted (but is awaiting determination) to extend the operations until 

October 2027. However, this includes a commitment to provide a 200m separation distance from 

existing dwellings located on Millenium Way (adjoining the promotion site to the east). This would 

ensure that mineral extraction operations will be a minimum of c. 100m away from the promotion site, 

as shown on the accompanying Constraints and Opportunities Plan (included at Appendix 3). 

 

1.10 Therefore, the concern raised that led to the Council’s high-level assessment conclusion that the delivery 

of the site is affected by adjacent minerals extraction is demonstrably overcome. It is submitted that the 

adjacent minerals extraction operation does not affect the deliverability of the proposed development 

and the site is suitable and available to come forward within 5 years. 

 

1.11 It is submitted that there are no other technical constraints that would prevent a site allocation being 

deliverable, as set out below. 

 

Highways and Access 

 

1.12 It is considered that the proposals would not lead to a level of increase in traffic on local roads that 

would be harmful to the local area. The site can be suitably accessed from Warwick Road via the 

provision of a new priority T-junction and could be accompanied by an extension of the 30mph speed 

limit past the site and creation of a village gateway feature. 

 

Flood Risk 

 

1.13 The site is shown as being in Flood Zone 1 and thus is situated in an area with very low risk of flooding. 

 

1.14 Warwickshire County Council, Stratford-on-Avon District Council, Rugby Borough Council and North 

Warwickshire Borough Council commissioned consultants to undertake a Level 1 Strategic Flood Risk 

Assessment (SFRA) update in July 2013. An updated report and output maps were completed in October 

2013. This appears to show some risk of groundwater flooding at the promotion site. However, a historic 

borehole log (included at Appendix 4) undertaken in the north western corner of the site (as shown on 

the accompanying Constraints and Opportunities Plan) did not record groundwater at a depth of 4.5m 

suggesting that the risk of groundwater flooding at the site is low. 

 

1.15 The development proposals will be informed by a detailed Flood Risk Assessment of the site, which will 

be informed by a site investigation. 
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Landscape and Visual Effects 

 

1.16 The Council’s Landscape Character Assessment 2016 considered the site within its assessment of parcel 

WO_03. It states that the parcel is a medium scale landscape comprising mixed farmland, woodland and 

playing fields around a community centre on the western edge of the settlement. It is on gently 

undulating ground with open views into the parcel from Wolston Lane. 

 

1.17 The assessment concludes that the parcel has high sensitivity to the north of the parcel but only medium 

sensitivity to development in the southwest of the parcel, due to a lack of roadside hedgerow and an 

abrupt development edge to the existing western edge of the settlement. Therefore, the site would be 

suitable for development providing roadside trees and hedgerows are reinstated and a landscape buffer 

is provided between the site and northern part of the parcel. 
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2.0 CONSULTATION DRAFT CHAPTER 9: LAND FOR HOUSEBUILDING 

QUESTION 31. How many homes should we be planning for? 

a) Minimum local housing need 

b) The HEDNA 2022 need 

c) Other (please specify) 

 

2.1 The policy and guidance which should be considered by local authorities when assessing the housing 

need is set out in the National Planning Policy Framework (December 2023) and its accompanying 

Planning Practice Guidance (PPG). 

 

2.2 The Government published the revised National Planning Policy Framework on 19 December 2023 

following the ‘Levelling-up and Regeneration Bill (LURB): reforms to national planning policy’ 

consultation published on 22 December 2022. In the context of determining how may homes Rugby 

should be planning for, it is crucial to highlight that the LURB confirmed that ‘the government remains 

committed to delivering 300,000 homes a year by the mid-2020s and many of the immediate changes 

focus on how we plan to deliver the homes our communities need.’ 

 

2.3 The revised NPPF does not weaken the Government’s overarching target of delivering 300,000 homes a 

year. Therefore, the assessment of Rugby’s housing need is to be undertaken in this context. 

 

2.4 Section 5 of the previous NPPF sought to ensure delivering of a sufficient supply of homes where they 

are needed, and that the needs of groups with specific housing requirements are addressed and the 

land with permission is developed without unnecessary delay (Paragraph 60). The December 2023 

revision of the NPPF added the following sentence to Paragraph 60, confirming that local authorities 

should meet as much of their housing need as possible: 

 

‘The overall aim should be to meet as much housing need as possible with an appropriate mix of 

housing types to meet the needs of communities.’ 

 

2.5 PPG is clear in its approach that the ‘standard method for assessing local housing need provides a 

minimum starting point in determining the number of homes needed in an area’ (Paragraph 010 

Reference ID: 2a-010-20201216). The Rugby Local Plan should therefore reflect that the proposed 

housing need figure is only the starting point and additional housing may be required to facilitate 

economic growth or the delivery of affordable housing. Indeed, Paragraph 61 of the NPPF has been 

amended as follows: 

 

‘To determine the minimum number of homes needed, strategic policies should be 

informed by a local housing need assessment, conducted using the standard method in 

national planning guidance. The outcome of the standard method is an advisory starting-

point for establishing a housing requirement for the area. There may be exceptional 

circumstances, including relating to the particular demographic characteristics of an area 

which justify an alternative approach to assessing housing need; in which case the 

alternative approach should also reflect current and future demographic trends and 

market signals. In addition to the local housing need figure, any needs that cannot be met 
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within neighbouring areas should also be taken into account in establishing the amount 

of housing to be planned for.’ 

 
2.6 This revised text referring to the standard method as an ‘advisory starting-point’ indicates that local 

authorities will now have greater flexibility to determine whether housing need is either higher or lower 

than the Standard Method calculation for their area, owing to characteristics specific to their area. 

Paragraph 67 highlights reasons as to why a housing requirement may exceed the Standard Method: 

 
‘Strategic policy-making authorities should establish a housing requirement figure for 

their whole area, which shows the extent to which their identified housing need (and any 

needs that cannot be met within neighbouring areas) can be met over the plan period. The 

requirement may be higher than the identified housing need if, for example, it includes 

provision for neighbouring areas, or reflects growth ambitions linked to economic 

development or infrastructure investment.’ 

 
2.7 It is therefore imperative that consideration to any circumstances which may lead to an assessment of 

housing need which exceeds Standard Method are fully explored, and the true ‘unconstrained’ housing 

need for the area is established.  

 

2.8 The consultation document sets out that, as of summer 2023, the housing requirement for Rugby 

Borough calculated using the standard method is 506 homes per year.  

 

2.9 The Coventry and Warwickshire Housing and Economic Development Needs Assessment (HEDNA) 

(2022), which was commissioned by the six Coventry and Warwickshire local authorities, provides an 

alternative figure. The HEDNA uses the most up to date data available to produce a projection for future 

population growth and growth in the number of households. The affordability uplift used in the 

government’s standard method is then applied to give a housing need figure.  

 

2.10 The HEDNA’s 2021-2041 annual housing need figure for Rugby Borough was 735 homes per year using 

2021 affordability data. This number could be recalculated using the latest 2022 affordability data and 

a 2023 base date, which would reduce the figure to 672 homes per year.  

 

2.11 The Council is questioning whether the standard method figure of 506 homes per year or the HEDNA 

figure of 672 homes per year (recalculated using the latest 2022 affordability data and a 2023 base date) 

is appropriate. 

 

2.12 In our submission, the housing need set out within the revised standard method of the HEDNA is 

considered to be a minimum when taking into account the following circumstances: 

 

a) Recent trends in international net migration to the UK 

b) Future job growth forecasts used in preparing the HEDNA may be conservative 

c) Additional factors such as affordable housing need 

d) Accommodating any unmet housing need from Coventry 
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Recent trends in international net migration to the UK 

 

2.13 The consultation document (at paragraph 9.11) considers that the overestimation of Coventry’s 

population within the HEDNA (which is a longstanding issue acknowledged by the Office for National 

Statistics) leads to an overestimation of the population and need for housing in the Coventry and 

Warwickshire Housing Market Area within the government’s standard method. However, in our 

submission, it is not considered that the alternative demographic projection of the HEDNA represents 

an overestimation of the population (and need) for housing in the Housing Market Area, particularly 

when taking into account trends in international net migration to the UK and additional factors such as 

economic growth and affordable housing need.  

 

2.14 The HEDNA does not appear to comment on international migration trends and how this may have 

affected population growth. The 2014-based ONS Sub National Population Projections, which underpin 

the Standard Method, and which the HEDNA’s alternative demographic projections seeks to replace, 

were based on international net migration to the UK of +185,000 people per annum.  

 
2.15 However, the December 2022 ‘long-term international immigration, emigration and net migration flows, 

provisional’ show significantly higher levels of net international in-migration to the UK since the year 

ending September 2021. The average net international migration over the period since December 2018 

has been approximately 300,000 per annum, even taking into account the period when Covid-19 

restrictions on international travel were in place.  

 
2.16 This is significantly higher than the 2014-based ONS SNPP assumption of +185,000 people per annum. 

Therefore, it is considered that recent trends in international net migration to the UK could mean that 

the alternative demographic projection of the HEDNA represents a conservative scenario. 

 
Future job growth forecasts used in preparing the HEDNA may be conservative 

 
2.17 When establishing a housing requirement figure for an area, local authorities should reflect growth 

ambitions linked to economic development in order to align the growth in housing with job creation. 

 

2.18 The 2022 HEDNA concludes that 735 dwellings per annum will accommodate forecast job growth based 

on a range of demographic modelling assumptions. It uses the Cambridge Econometrics (CE) March 2021 

baseline economic growth forecast. This forecast was prepared during the COVID-19 lockdown when 

economic growth was far from certain and was informed by uncertain conditions.  

 
2.19 In simple terms, the CE forecasts were based on a 3.6% increase in GDP in 2021 and a 2.8% increase in 

GDP in 2022. Reference to the ONS’ December 2022 GDP monthly estimate report states how GDP is 

estimated to have grown by 4% in 2022, following growth of 7.6% in 2021. 

 
2.20 Furthermore, the HEDNA identifies that 551 hectares of logistics floorspace is needed across the housing 

market area to 2041. However, the location for this land has not been confirmed and so the job growth 

associated within it has not been considered. 
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2.21 It is hence considered that the future growth forecasts used in preparing the HEDNA are pessimistic. The 

housing requirement figure is likely to need to increase in line with job growth which has performed 

better than anticipated within the 2022 HEDNA. 

 
Additional factors such as affordable housing need 

 
2.22 The 2022 HEDNA describes affordable housing need across the HMA as ‘clearly acute’ and identifies a 

‘notable need’ for affordable housing. It also states how it is clear that provision of new affordable 

housing is an ‘important and pressing issue in the area.’ 

 
2.23 Addressing affordable housing need in a meaningful way will require an uplift to the HEDNA’s revised 

standard method calculation to take account of affordability. 

 
Unmet housing need from Coventry 

 
2.24 The current Rugby Borough Local Plan 2011-2031 plans for 12,400 additional homes over the twenty-

year plan period. Of these, 2,800 are homes that Coventry City Council was unable to accommodate 

within its administrative area. 

 
2.25 The ability for any city to adequately plan for additional housing depends on whether it can meet its 

own needs in the first place. One key issue preventing some authorities (including Coventry) from 

meeting their own needs is Green Belt. 

 

2.26 Coventry City Council is currently in the process of reviewing their Local Plan and establishing a housing 

requirement figure for their area. Flatted developments and an increased likelihood of viability issues 

on brownfield sites in Coventry could mean that meeting the total annual affordable housing need in 

Coventry would be much more challenging than predicted within the Coventry and Warwickshire 

HEDNA.  

 
2.27 Coventry’s Local Plan Review is at a very early stage of preparation and the Council is yet to select a 

strategic option for growth. Once the Council has determined what figure sets an appropriate strategic 

need, a full assessment can then be undertaken in terms of the growth that can realistically be delivered 

within Coventry’s administrative area.  

 
2.28 Housing needs that cannot be met within neighbouring areas must be met as close as possible to those 

areas, or within areas where sustainable transport connections can easily be made to those areas. 

Through the Duty to Co-operate, Rugby has a responsibility to help address any unmet needs from 

Coventry. 

 
2.29 The housing requirement figure for Rugby Borough may well be higher than the identified housing need 

if it is to include provision for neighbouring areas, particularly Coventry.  

 
Response to Question 31 
 

2.30 It is hence concluded that the housing need that Rugby should be planning for is: 

 

C) Other (please specify) 
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2.31 As PPG is clear in its approach that the standard method for assessing local housing need provides a 

minimum starting point in determining the number of homes needed in an area. In addition, the HEDNA 

2022 housing need should be regarded as a minimum in light of the fact that the alternative 

demographic projection of the HEDNA and the future growth forecasts are considered to be 

conservative.   

 

2.32 In addition, it is considered likely that Rugby will again need to accommodate unmet housing needs in 

Coventry. 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Rugby Borough Local Plan Review 10        Frampton Town Planning Ltd 
Issues and Options Consultation (Reg. 18)            January 2024 
Land north of Warwick Road, Wolston                     PJF/WW/11013 

 

QUESTION 33. Please provide any comments you have on the suitability of any of the broad locations 

listed above for new housing. Are there any locations that we have missed? 

 

2.33 The consultation document includes a map showing broad locations in which housing could be built, 

based on sites that were put forward during the preparation of the Rugby Borough Council Local Plan 

2011-2031 (adopted June 2019) and a high-level consideration of constraints and designations. 

 

2.34 The strategy for distributing housing development across the Borough, contained in Chapter 3 of the 

adopted Local Plan, is based on the need to maximise housing delivery at Rugby town as the most 

sustainable location in the Borough and sustainably extend some Main Rural Settlements (as it was 

concluded that there was insufficient capacity at Rugby town or its urban edge to deliver the entire 

housing target within the plan period). In achieving this, smaller rural villages are protected from 

excessive development that would be harmful to their respective character and function. 

 

2.35 The settlement hierarchy contained within Policy GP2 allows for development within the settlement 

boundaries of Main Rural Settlements and on allocated sites. The allocations made in Policy DS3 result 

in alterations to the settlement boundaries of 6 of the 9 Main Rural Settlements in the Borough in order 

to allow these settlements to play a supplementary role to Rugby town in helping to deliver the strategic 

growth targets for the Borough.  

 

2.36 As each of these Main Rural Settlements are located in the Green Belt, careful consideration was given 

to the land to be released to limit the impact on the Green Belt. This was informed by the sustainability 

appraisal process in combination with site assessments within the Strategic Housing Land Availability 

Assessment (SHLAA).  

 

2.37 It is considered that a similar sequential approach to the selection of locations for sustainable 

development should be adopted in the emerging Local Plan, in order to protect the countryside and 

smaller rural villages from development that would be harmful to character and function. 

 

2.38 As summarised in paragraph 3.11 of the adopted Local Plan, Main Rural Settlements play an important 

role locally and the settlement hierarchy is intended to support the sustainability and maintenance of 

existing services, such as schools, by enabling development which will support the local community.  

 

2.39 Wolston is one of the Main Rural Settlements in the District and comprises one of the most sustainable 

settlements in the spatial distribution of growth. The village contains numerous services and facilities 

including a leisure and community centre, a library, GP, pubs, a convenience store and primary school.  

 

2.40 The only housing allocation in Wolston as part of the adopted Local Plan comprises land at Linden Tree 

Bungalow, south of Warwick Road, for up to 15 houses. No planning application has been submitted for 

this development. 

 

2.41 Wolston is clearly a sustainable location to accommodate housing growth in consideration of: 

 

i. The pressing need for additional housing within Rugby Borough; 
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ii. The limited ability of Rugby Town to accommodate further growth, considering the 

maximisation of housing delivery on the urban edge of Rugby as part of the adopted Local Plan;  

iii. The extension of settlement boundaries at to the other (6 out of 9) Main Rural Settlements as 

part of the development strategy of the adopted Local Plan; and 

iv. The fact that Wolston comprises a Main Rural Settlement and thus comprises one of the most 

sustainable settlements in the borough but has not been significantly extended as part of the 

adopted Local Plan. Indeed, the only allocation in the village for 15 houses has yet to be 

developed. 

 

2.42 As set out in Section 1 of this Statement, the promotion site (land north of Warwick Road) immediately 

adjoins the built-up area boundary of Wolston and adjoins existing residential development to the east. 

The site is contained by Warwick Road to the south, Wolston Fields Farm Road to the west and playing 

fields associated with Wolston Leisure and Community Centre to the north. Therefore, the development 

of this site would form an enduring definition to the built-up area boundary of Wolston. 

 

2.43 The promotion site can deliver a high-quality residential development. The land is available and the 

development is deliverable and unconstrained technically. 
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3.0 CONCLUSIONS 

 
3.1 The promotion site would be well connected to the built-up area of Wolston, a village with many 

local services, and would constitute sustainable development.  

 

3.2 The pursuit of sustainable development has three dimensions. This proposed development will 

contribute to the: 

 

1. Economic dimension: 

• Boost the local economy in terms of employment during construction. 

• Benefits to existing services in the local area. 

 

2. Social dimension: 

• Providing housing to meet identified needs. 

• Providing high quality mix of residential accommodation. 

• Sustainable location for housing. 

• Provide a safe pedestrian and cycle environment within the development. 

• Providing appropriate open spaces within the development.  

 

3. Environmental dimension: 

• Enhancement of the landscape with increased landscaping and public open space 

provision. 

• Enhancement and preservation of existing biodiversity habitats located within and 

adjacent to the site. 

 
3.3 There are no technical or other constraints that will prevent a site allocation being deliverable 

should the Council conclude that exceptional circumstances exist to justify changes to Green Belt 

boundaries to deliver residential development that will significantly assist in meeting Rugby’s 

identified housing need as well as any unmet need arising from Coventry. 

 

3.4 It is submitted that the planning advantage in the overall public interest lies firmly in favour of 

allocating the site for residential development as part of a mix of planning allocations to deliver 

housing needed in the Borough. 
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Appendix 1 – Site Location Plan 
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Appendix 2 – WCC Permission Ref. RBC/19/CM005 
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Appendix 3 – Constraints and Opportunities Plan 
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Appendix 4 - Historic Borehole Log 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 






