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Development Strategy Team 

Town Hall 

Evreux Way  

Rugby 

CV21 2RR 

SENT VIA EMAIL TO localplan@rugby.gov.uk  

Dear Sir/Madam, 

Representations to the Rugby Borough Local Plan: Preferred Option Consultation 

These representations have been prepared on behalf of Taylor Wimpey UK Limited and Taylor Wimpey West 

Midlands (collectively ‘Taylor Wimpey’) in response to the Rugby Local Plan Preferred Option Document 

(‘POD’) published by Rugby Borough Council (‘the Council’).  

Taylor Wimpey submits this representation as a member of the South West Rugby Consortium. We have 

reviewed the comprehensive representation Homes England will submit on behalf of the consortium and 

support the proposed modifications contained therein. To avoid duplication, this letter provides a targeted 

representation in support of the continued allocation of the South West Rugby Sustainable Urban Extension 

(SUE), focusing on Taylor Wimpey’s land interests.  

Taylor Wimpey controls land at South-West Rugby in two parcels: 

• Parcel A – Taylor Wimpey UK Ltd (TW). Land at Alywn Road. A planning application has been 

submitted for up to 800 dwellings, as well as drainage, landscaping, open space and associated 

infrastructure with all matters reserved except for access. Access via the Taylor Wimpey Link Road 

and the Homestead Link Road to Alwyn Road, and access via the Community Spine Road to Cawston 

Lane. This is awaiting validation.  

• Parcel B – Taylor Wimpey West Midlands (TWWM). This south-eastern parcel, acquired from 

Richborough, will deliver a further c. 200 dwellings. A planning application is expected for submission 

in late 2025. 

Preparation and submission of the applications provides tangible evidence of deliverability and underlines the 

urgency of maintaining the allocation without delay. 

Overarching Position on the POD 

The Council’s continued commitment to the SUE as a strategic growth location is welcomed. The SUE is 

supported by several key mechanisms that enhance its viability and effectiveness, which include the ability of 

the consortium to support cross-collaboration amongst the landowners and other key partners to ensure 

streamlined delivery of development and critical infrastructure. This agreement ensures a coordinated 

approach to development. Furthermore, the SW Rugby Masterplan Supplementary Planning Document (SPD) 
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and the draft Design Code Supplementary Planning Document establish clear parameters for layout, 

landscape, design quality, and biodiversity net gain. These mechanisms provide the certainty envisioned by 

paragraph 77 of the 2024 National Planning Policy Framework (NPPF), ensuring that large-scale sites are 

delivered in a timely and coordinated manner. 

From a delivery perspective, the SUE remains the most suitable location for accommodating a significant 

portion of Rugby’s future growth for several reasons. Firstly, the frontloading of essential infrastructure will 

unlock subsequent phases without placing undue pressure on existing communities. Secondly, the SUE offers 

sustainable transport connectivity with direct links to Rugby town centre and segregated active travel corridors, 

providing genuine modal choice.  

The deliverability of the SUE is further supported by the active involvement of two major housebuilders and 

Homes England, who are progressing applications, demonstrating both commercial commitment and the site’s 

attractiveness to the market.  

In conclusion, these attributes collectively justify the continued allocation of the South West Rugby SUE and 

reinforce its status as a cornerstone of the emerging spatial strategy. We strongly support its ongoing 

allocation. 

Draft Policy S8 South West Rugby & S9 South West Rugby Spine Road Network 

The SUE was initially allocated in the current adopted plan in 2019, and it is highly encouraging that the POD 

reaffirms SUE’s status as a key strategic growth area through to 2045. Taylor Wimpey supports the ongoing 

allocation in draft Policy S8, along with its associated infrastructure policy, S9. South-West Rugby is a large 

strategic site that sits adjacent to the existing urban edge, outside the Green Belt, and within commutable 

distance of Rugby railway station and the town-centre bus interchange.  

Draft Policy S6 Residential Allocations & l4 Infrastructure and Planning Obligations  

There are a number of sites identified for residential development that should be liable for infrastructure 

payments due to their proximity to the South West Rugby scheme, which is delivering essential infrastructure. 

Taylor Wimpey alongside the wider consortium believe these schemes should contribute to infrastructure, 

aligning with Policy I4 ‘Infrastructure and Planning Obligations’ of the POD, which allows for contributions 

towards previously delivered infrastructure that mitigates proposed developments. These sites should 

contribute to the infrastructure items outlined in Appendix K of the SPD, as they will benefit from the same 

improvements necessary to support their developments. 

Draft Policy CL1 – Climate-Change Requirements 

Taylor Wimpey recognises the statutory imperative to address climate change and supports the general 

direction of CL1. However, draft Policy CL1 requires development to be designed and built to be net Zero 

Carbon in operation.  This is contrary to the December 13th 2023 Written Ministerial Statement from Baroness 

Penn, which sets out that Local Plans should not go beyond minimum energy efficiency standards for new 

buildings. 

The most recent case law on this is set out in the ruling issued by Justice Lieven DBE issued on the 2nd of 

July 2024 (Rights Community Action Limited vs the Secretary of State for Levelling Up, Housing and 

Communities. Case No: AC-2024-LON-000621). While it is acknowledged that this is being challenged in the 

Court of Appeal and will be heard on 24-25 June 2025, as things stand the current authoritative case law is 

clear that Local Authorities should not go beyond existing minimum energy efficiency standards for new 

buildings in their Local Plan policies. Policy CL1, therefore, conflicts with the general principle that local 

standards must not undermine the financial viability of development. Without a pragmatic updating of this 

policy, it risks delaying the delivery of vital development.  

Draft Policy EN5 – Canopy Cover  
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Taylor Wimpey recognises the benefits of protecting and enhancing tree cover within all forms of development 

in the Borough. However, it is considered that Draft Policy EN5 does not provide the necessary flexibility to 

allow each site to be evaluated on its unique constraints and opportunities. Furthermore, the objectives of tree 

protection and enhancement are already comprehensively addressed through existing policy objectives, 

including Biodiversity Net Gain and the National Planning Policy Framework (2024), which promote the delivery 

of trees and other environmental benefits through development.  

As such, the Council should reconsider this policy in its current form, as a rigid approach will hinder the effective 

delivery of development.  

Other relevant draft policies  

Taylor Wimpey supports the comments made by Homes England, as part of the consortium, relating to policies 

S7 Employment Allocations C1 (Rugby Town Centre), C2 (Main town centre uses), C3 (Local and District 

Centres) I6 Secondary Education and W2 Open Space and Green Infrastructure.  

Conclusion 

The continued allocation of the South-West Rugby SUE is essential to the spatial strategy. The combined 

Taylor Wimpey landholdings will deliver significant benefits during the early years of the new Local Plan period. 

We support the comments and modifications proposed in the Homes England representation and respectfully 

request that the comments set out above are considered and, where appropriate, incorporated to ensure the 

strategic policies are positively prepared, justified, effective, and consistent with national policy.  

Taylor Wimpey will continue to work collaboratively with Homes England and the wider consortium to deliver 

the allocation. We welcome ongoing engagement with Rugby Borough Council as the Local Plan Review 

moves toward Publication.  
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Dear Sir / Madam  

RE: Rugby Local Plan Review – Preferred Option Consultation   

Harris Lamb Planning Consultancy has been instructed by Taylor Wimpey UK Limited (TW) 

to submit this representation to the Preferred Option consultation in relation to the Rugby 

Local Plan review.  We have reviewed the consultation document and the supporting 

evidence base and set out our comments below.  

Proposed residential allocation 134 – Land north of Plott Land, Stretton-on-Dunsmore 

TW are promoting proposed allocation 134 – Land at Plott Lane, Stretton-on-Dunsmore.  

The Site was submitted to the Call for Sites that ran alongside the Issues and Options 

consultation and, subsequently, a Vision Document was prepared and submitted earlier this 

year.  The Vision Document is attached to these representations for ease of reference.   

The Vision Document identifies the unique benefits of a residential development on this Site, 

along with the sustainability of this location to deliver a residential development and setting 

out how a residential development could positively address the constraints and opportunities 

presented by the Site. 

Unique Benefits  

The unique benefits identified include: 

• The opportunity to provide improved pedestrian access to Plott Lane Playground, 

Skate Park, Park and Scout Pavillon for existing and well as future residents.  The 

pavements and street lighting currently stop short of the access to these important 

facilities and the delivery of the proposed site access would see the pavement widen 

and lighting provided the whole way to the access;  
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• The opportunity to deliver homes in the only location identified with the lowest 

landscape sensitivity on the edge of Stretton-on-Dunsmore in the Council’s 

Landscape Assessment, with the remainder of the land surrounding the village being 

identified as having ‘High’ landscape sensitivity; 

• The opportunity for two points of vehicular access, thereby fully integrating the Site 

into the road network within the village; and  

• The opportunity to integrate and enhance the existing Public Right of Way that run 

through the Site and to use these to provide more direct access to some local 

services and facilities, such as Knightlow Church of England primary school and 

nearby bus stops.  

A Deliverable Scheme  

The site is: 

Available now: it is in the control of a National Housebuilder who will progress a 

planning application on confirmation of the allocation. 

Suitable: As evidence by the attached Vision Document and the Council’s 

assessment of the Site. 

Achievable: A scheme of 125 dwellings would comfortably be delivered within the 

first five years of the plan period.  

The Site, therefore, meets the definition of deliverable and would contribute to the Council’s 

5-year housing land supply. 

Proposed Development Criteria in Annex: Development site allocations of the Preferred 

Option document  

In general, TW support the development criteria set out in the Preferred Option document.  

They are already reflected in the masterplan prepared by TW and would be carried through 

to the planning application stage.     

The one comment relates to the criteria which requires the provision of a children’s play 

facility in the centre of the Site.  The reason for this is that a large park and playground are 

already located immediately to the south of the Site on the other side of Plott Lane.  

Consequently, rather than providing a small, standalone play facility on Site, TW wondered 

whether a contribution to improve the existing facility to the south would be a better option 

for all users.  TW will work with the Council on either solution, but there are certainly merits 

in the alternative presented here and we would happily discuss this point in more detail with 

the Council should that assist.   
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Stretton on Dunsmore – Main Rural Settlement 

Taylor Wimpey UK Limited (TW) support the continued role of Stretton on Dunsmore as a 

location to provide housing growth to support the role of this settlement as a Main Rural 

Settlement.   

Stretton on Dunsmore continues to form an important location to support the residents within 

and surrounding it, and continues to support the services and facilities to support additional 

housing development, including: 

• Bus service 

• Doctors Surgery 

• Primary School 

• Nursery 

• Shop and Post Office 

• Church  

• Scouts pavilion  

• Skate Park 

• Open space and play areas 

• Village Hall  

• Public House 

Housing allocations were directed to Stretton-on-Dunsmore in the adopted land (DS3.8).  

This site is owned by TW, has planning permission and is currently in the construction 

phase.  Proposed allocation 134 Land to the North of Plott Lane would form a natural 

extension to the existing allocation / settlement.  

Dispersed Strategy and Green Belt Release  

Dispersed Strategy 

TW support the Council’s decision to progress a more dispersed strategy for the new 

allocations to diversify the overall portfolio of sites that delivers housing supply over the plan 

period, recognising that existing committed growth is strongly concentrated at strategic 

urban extensions to Rugby.   

As identified by the Sustainability Appraisal, TW agree that there are several benefits to this 

approach including: 

• Minimise delivery risk / maximise the potential to deliver on the housing requirement 

year-on-year over the plan period, including in the early years ahead of delivery at 

SW Rugby gaining momentum;  

• Support village vitality in terms of housing needs, infrastructure, services, facilities 

and retail;  

• Support SME house builders, particularly on the smaller allocations proposed;  
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• Minimise concerns around delivering on infrastructure objectives alongside affordable 

housing recognising that, whilst strategic urban extensions have merit in this regard 

in theory, in practice SW Rugby and Houlton have faced major viability challenges, 

e.g. Houlton is delivering zero affordable;  

• Minimise pressure on Rugby, where there are infrastructure challenges (also air 

quality issues); and 

• Expedite plan-making, recognising that strategic sites require extensive work ahead 

of allocation. 

Green Belt Release 

With a large proportion of Rugby being in the Green Belt, it is inevitable that an element of 

development will be in the Green Belt if the development needs are to be met in a 

sustainable way.  This is reflected in all the Development Scenarios being considered 

including an element of Green Belt release adjacent to the settlements in the Green Belt.   

TW would point the Council to Paragraphs 145-147 of the NPPF in this regard and the need 

to demonstrate exceptional circumstances to justify altering Green Belt boundaries.  TW are 

confident that a case for exceptional circumstances exists for such an approach, which 

would revolve around the aforementioned benefits, and would recommend that a separate 

paper is prepared on this matter, so the case is readily apparent to the examining Inspector.   

At the same time, TW would point the Council toward the requirement for Green Belt 

boundaries to endure beyond the plan period.  In looking beyond the plan period, it is likely 

that further Green Belt land would be needed to meet the development needs at that time.  

One solution to this would be the identification of safeguarded land.    

Housing Requirement 

TW recognise the use of the Standard Method figure by the Council in setting their housing 

requirement.  However, they would support the Council in proposing a higher housing 

requirement.  TW considers that the evidence base clearly supports a higher housing 

requirement than either of these figures to support the economic growth aspirations of the 

area, deliver the required affordable homes and provide the right balance of sites to meet the 

wider objectives of the plan, including supporting the sustainability of the Main Rural 

Settlements.   

TW therefore encourage Rugby Borough Council to consider planning for more homes to 

ensure these objectives are met for the benefit of local people. 

Affordable Housing Need 

The HEDNA sets out that the net affordable housing need identified for Rugby across the 

plan period is 495 dwellings per annum.  With a housing requirement of 618 dwellings pa, 

the net affordable housing need would equate to 80% of the annual requirement, which 

would not be viable and would not provide the market homes also needed. To meet the 

affordable housing need identified, more homes need to be planned for.   
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TW consider the significant need for affordable homes in Rugby emphasises the need to 

progress a higher housing requirement and this approach is supported by Paragraph 63 of 

the NPPF.   

Economic Growth  

The HEDNA identifies Rugby second only to Stratford-on-Avon in terms of its need for new 

employment land.  It is also well placed to making a notable contribution to the strategic B8 

sites, which is identified as a separate need.   

Economic growth and housing delivery often go hand in hand, and TW would encourage 

Rugby Borough Council to review how many homes are needed to support the economic 

aspirations of the plan.    

Meeting Coventry’s hosing need  

In the previous round of local plans, Coventry City Council looked to its neighbours to 

meeting its development needs.  It is acknowledged that the latest Standard Method figure 

reduced Coventry’s future annual housing requirement, but TW would support Rugby 

Borough Council continuing Duty to Cooperate discussions with Coventry City Council to see 

if they require any assistance in meeting their housing requirement and / or wider 

development needs.   

Should these discussions reveal the need for assistance to help meeting Coventry’s 

development needs, Paragraphs 62 and 69 of the NPPF would support Rugby Borough 

Council supporting its neighbour in this regard.   

Policy H7 – Housing standards  

Category M4(2) 

Taylor Wimpey (TW) query whether any reference to Category M4(2) in policy is needed.  

The Government is consulting on whether to mandate M4(2) through Building Regulations 

and there is no need to replicate the provisions of other legislation in planning policy.  

Category M4(3) 

TW has no objection in principle to the inclusion of requirements for the provision of M4(3), 

but the requirement for this needs to be evidenced to demonstrate the need for this 

accommodation and subject to robust viability testing to ensure the cost of delivering this are 

properly accounted for. 

NDSS   

In response to the Issues and Options Consultation, TW identified that the consultation 

document does not refer to the Nationally Described Space Standards and TW agreed that 

there are no obvious signs that local circumstances demonstrate this should be a 

requirement.  However, this requirement is now set out in Policy H7, and we would like to 
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take this opportunity to reiterate that the inclusion of this requirement will need to be justified 

in accordance with the provisions of footnote 51 of the NPPF. 

Policy CL1: Net Zero buildings  

TW consider that the introduction of a local energy efficiency standard is contrary to Written 

Ministerial Statement, Planning - Local Energy Efficiency Standards Update.   

The Ministerial Statement states “the Government does not expect plan-makers to set local 

energy efficiency standards for buildings that go beyond current or planned buildings 

regulations. The proliferation of multiple, local standards by local authority area can add 

further costs to building new homes by adding complexity and undermining economies of 

scale. Any planning policies that propose local energy efficiency standards for buildings that 

go beyond current, or planned buildings regulation should be rejected at examination if they 

do not have a well-reasoned and robustly costed rationale that ensures: 

• That development remains viable, and the impact on housing supply and affordability 

is considered in accordance with the National Planning Policy Framework. 

• The additional requirement is expressed as a percentage uplift of a dwelling’s Target 

Emissions Rate (TER) calculated using a specified version of the Standard 

Assessment Procedure (SAP)”. 

TW does not consider it is desirable to introduce local standards for the reasons set out in 

the Ministerial Statement and recommend that Policy CL1 is removed from the plan.  Energy 

efficiency of buildings is already being addressed at a national level and so the objective of 

this policy is already being delivered.    

The most recent case law on this is set out in the ruling issued by Justice Lieven DBE issued 

on the 2nd of July 2024 (Rights Community Action Limited vs the Secretary of State for 

Levelling Up, Housing and Communities. Case No: AC-2024-LON-000621). While it is 

acknowledged that this is being challenged in the Court of Appeal and will be heard on 24-

25 June 2025, as things stand the current authoritative case law is clear that Local 

Authorities should not go beyond existing minimum energy efficiency standards for new 

buildings in their Local Plan policies. Policy CL1, therefore, conflicts with the general 

principle that local standards must not undermine the financial viability of development. 

Without a pragmatic updating of this policy, it risks delaying the delivery of vital development. 

EN4 Biodiversity net gain 

TW considered that the wording of Policy EN4 is overly prescriptive and contrary to the 

provisions of Policy EN1 and should be deleted.   

Policy EN1 states that applications will be determined in accordance with the Biodiversity 

Hierarchy set out in the recently introduced national Planning Practice Guide.  This provides 

a clear structure for dealing with the loss of biodiversity and any mitigation that might be 

forthcoming.  TW would suggest that there is no need to complicate this or add additional 
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steps at a local level as this will complicate an already challenging matter for applicants to 

address.   

EN5 Canopy cover 

TW would suggest officers reconsider whether this policy is needed.  Taylor Wimpey UK 

Limited acknowledge and support the benefits of protecting and delivering trees as part of a 

residential development.  However, they consider that this should be considered on a site-

by-site basis with consideration of the unique constraints and opportunities presented by that 

site. 

The protection and provision of trees in this way is already covered under a range of 

different policy objectives.  This includes Biodiversity Net Gain, tree lined streets in the 

National Planning Policy Framework (NPPF) and general national design policies and 

guidance.  Borough wide minimum requirements that do not allow for the unique constraints 

and opportunities presented by a site are not consistent with the prevailing policies and 

guidance, and do not allow the flexibility often needed to deliver schemes.   

If the Council does proceed with it, we consider that the flexibility built into Paragraph 5.16 

should be moved into the policy text as well.   

Future Engagement 

I trust that the Council will find these comments useful as it continues to progress its Local 

Plan, and I would be happy to discuss these issues in greater detail with you if that would 

assist.  

TW would like to be kept informed of all forthcoming consultations upon the Local Plan and 

associated documents. Please use my contact details for future correspondence. 

Yours faithfully, 
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