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Objectives
 

1 Support the diversification and growth of Rugby Boroughõs economy in 

sustainable locations 
  

2 Support the revival of Rugby town centre 
  

3 Reduce carbon emissions and adapt to climate change 
  

4 Raise design standards 
  

5 Deliver infrastructure-led growth 
  

6 Facilitate a greener, more biodiverse borough 
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Strategic priorities  & policies 
S19(1B) of the Planning and Compulsory Purchase Act 2024 requires local plans to identify strategic priorities for the development 

and use of land in the authorityõs area. National policy defines as òstrategic policiesó those policies which address strategic priorities. 

National policy states that strategic policies set the overall pattern, scale and design of places making sufficient provision for 

(amongst other things) homes, employment, retail, leisure and other commercial development together with infrastructure, 

community facilities, conservation and climate change mitigation.  

 

The following are the strategic priorities and the strategic policies that address them:  

 

Strategic priority Strategic policies 

Provision of homes S4, S6, S8, S9, H2, Development site allocation annex 

Provision of employment land S2, S7, Development site allocation annex 

Overall pattern and scale of development and conservation S1, S5, EN3, EN4 

Climate change CL1, CL2 

Town centre development C1 to C4 

Design standards H7, H8 

Infrastructure and community facilities delivery W2, I1 to I5 

 

Policies not listed above are non-strategic. 

 

Because the spatial strategy is to deliver housing sites in urban and rural locations of a range of sizes, all housing allocations made 

through this plan are strategic policies necessary to address the strategic priority of the provision of homes. No distinction is made 

between strategic and non-strategic allocations based on site size. 
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Strategy summary & key diagram 

1.1 This spatial strategy for development of homes and 

employment land in the borough in the period 2025-

2042 is illustrated by the key diagram (below). 

1.2 The housing requirement is set at local housing need 

calculated using the governmentõs standard method. Of 

the requirement for 10,812 new homes (636 per year) 

2025-2042, 7,993 (74%) already have planning 

permission or were allocated for development in the 

Local Plan 2011-2031. Of these, 7,279 will be delivered in 

three major expansions to Rugby at Houlton, South West 

Rugby and Eden Park. 

1.3 New land allocations for 2,886 homes are made through 

this plan. Overall supply of 11,729 homes is identified 

against a housing requirement of 10,812, giving an 8.5% 

whole plan supply buffer to ensure the plan is effective. 

1.4 New supply includes 698 homes within the Rugby urban 

area and 535 homes on further expansions to Rugby, 

which, as the only town within the borough, remains the 

focus for new housing, accommodating over 75% of new 

homes. 

1.5 Allocations are made for 1,653 homes at the boroughõs 

rural settlements, including the main rural settlements of, 

Brinklow (325 homes), Binley Woods (43 homes adjacent 

to Binley Woods within Brandon & Bretford Parish), 

Clifton upon Dunsmore (150 homes), Ryton-on-

Dunsmore (37 homes), Stretton-on-Dunsmore (113 

homes), Wolston (95 homes), and Wolvey (210 homes). 

These villages mostly lie within the Green Belt and 

alterations to Green Belt boundaries are made. The main 

rural settlements provide the greatest range of rural 

services and new housing will support village 

sustainability. 

1.6 To the south of the main rural settlement of Long 

Lawford, on Rugby townõs western edge, a larger 

allocation of 650 homes is planned. This will sustain the 

village school, deliver new amenities and enhance 

walking, cycling and public transport links into Rugby. 

1.7 Overall, the plan diversifies the location and size of 

housing sites, which were in previous local plans 

focussed on urban extensions to Rugby, to better reflect 

the boroughõs mix of town and rural locations. This will 

secure more affordable housing (delivery of which has 

historically been weak) due to higher house prices and 

stronger development viability in rural parts of the 

borough. 

1.8 Rugby Boroughõs central location within the road and rail 

network drives strong demand for industrial and 

distribution land, much of it from inward investment. 

1.9 The strategy for employment land will deliver 

1,034,000m2 of new industrial and warehousing 



Rugby Borough Proposed submission Local Plan                      Strategy  

 

10 
 #Return to content s page 

 

floorspace 2025-2042 (approx. 287 hectares). Of this, 

540,000m2 (815,000m2 if Crowner Fields Farm, which has 

planning permission is included) comprises new land 

allocations through this plan. 

1.10 The strategy for employment land will deliver all of 

Rugby Boroughõs assessed local industrial land need 

together with sub-regional large site requirement for 

Opportunity Area 7 (M6/A45/A46/M45 Coventry & 

Rugby) to 2042 as identified in the West Midlands 

Strategic Employment Sites Study 2024 as updated 

through the Coventry & Warwickshire HEDNA ð WMSESS 

Alignment Paper 2024 and subsequent 2025 addendum. 

Additionally, the identified employment supply allows a 

contribution of 2.5ha to be made to meeting Coventryõs 

unmet local need. 

1.11 New employment land is focussed on the edges of 

Rugby and Coventry, as the main centres of labour, as 

expansions to existing employment areas with good 

access to main roads, active travel and public transport. 

This includes new allocations at the townõs main 

junctions with the strategic road network: Coton Park 

East close to M6 Junction 1 and South West Rugby at the 

M45/A45 Thurlaston interchange.  

1.12 The largest allocation is for development to the west and 

north of regionally-significant Ansty Park on the edge of 

Coventry, accessed from M6 Junction 2/M69 and the 

new A46 Walsgrave Junction. This will deliver a combined 

365,000m2 of new floorspace, a 75ha expansion to 

Coombe Abbey Country Park, a new walking and cycling 

route to Coventry, a new blue-light access to University 

Hospital Coventry and Warwickshire and a potential 

route and depot for the planned first Coventry Very Light 

Rail line. 

1.13 Although employment allocations are focused on large 

sites with access to the strategic road network, the Coton 

Park East and Walsgrave Hill (west of Ansty Park) sites 

also include requirements to deliver smaller units for 

SME businesses, while the northern expansion to Ansty 

Park will be ringfenced for research and development 

uses. 

1.14 Finally, the plan is the first Local Plan for Rugby Borough 

to allocate sites for Gypsy and Traveller pitches. The 

Gypsy and Traveller Accommodation Assessment 2025 

(GTAA) identifies a need for 94 pitches (1 April 2024 to 

31 March 2042) and supply is identified for 68 pitches, 

sufficient to cover the period to 2035.   
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S1 Settlement hierarchy 

A. New development will accord with the following 

hierarchy: 

i. Rugby town (as shown on the policies map) will 

be the main focus for new homes and 

employment.  

ii. Main rural settlements of Binley Woods, Brinklow, 

Clifton upon Dunsmore, Dunchurch, Long 

Lawford, Ryton on Dunsmore, Stretton on 

Dunsmore, Wolston and Wolvey will 

accommodate development allocated through 

this plan and through neighbourhood plans. 

Except within settlement boundaries, it is not 

envisaged that further non-plan-led development 

will be needed, but if further development is 

required this should be in proportion to the 

settlement and would likely be small scale. 

iii. Only limited development will be permitted at 

the other rural settlements of Ansty, Barnacle, 

Birdingbury, Bourton on Dunsmore, Brandon, 

Bretford, Broadwell, Burton Hastings, Church 

Lawford, Churchover, Coton House, Draycote, 

Easenhall, Flecknoe, Frankton, Grandborough, 

Harborough Magna, Lawford Heath, Leamington 

Hastings, Marton, Monks Kirby, Newton, Pailton, 

Princethorpe, Shilton, Thurlaston, Wibtoft, Willey, 

Willoughby, and Withybrook.  

1.15 The settlement hierarchy seeks to direct development to 

those locations with services and facilities. 

1.16 This policy shall be read alongside Policy S5 (Countryside 

protection) which restricts development outside of 

settlement boundaries. 

1.17 The planõs strategy includes significant planned 

expansion at some main rural settlements as part of a 

coordinated overall strategy. If further, unplanned, 

development is required at main rural settlements this 

should be in proportion to the settlement in which it is 

located and would likely be small scale.  

1.18 It should be noted that the strategic employment 

allocations planned alongside Ansty Park and at Crowner 

Fields Farm/Home Farm, Ansty are at the edge of the 

Coventry urban area. These allocations effectively sit 

outside of the boroughõs settlement hierarchy. 
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S2 Strategy for homes 

A. To meet our future need for housing, 10,812 new homes 

will be delivered in the period 2025-2042 (636 each 

year). 

B. New homes will be delivered in the locations set out in 

the table below: 

Source Number of homes 2025-

2042 

South West Rugby S8 & S9 3,505 

Houlton remainder 

deliverable by 2042 

3,060 

Eden Park, Rugby  602 

Other allocations under 

Local Plan 2011-2031 

205 

Other sites with planning 

permission  

621 

Allocations under Policy S6  2,886 

Small site windfalls (fewer 

than 5 homes) 

850 

Total 11,729 
 

1.20 The housing target based on the governmentõs standard 

method is 636 additional new homes each year.  

1.21 Much of the housing growth to meet this need is already 

committed through the Houlton, South West Rugby and 

Eden Park sites which will continue to be built out during 

the plan period.  

1.22 Supply is allocated for 8.5% more than the minimum 

requirement as a buffer to increase the likelihood of the 

council being able to continually demonstrate a five-year 

housing land supply. 

1.23 Additional sources of supply will be windfalls on sites of 

fewer than 5 dwellings (50 homes per year), non-

allocated sites within settlement boundaries, and new 

allocations made through neighbourhood plans. 

Appendix 1 is a housing trajectory for the plan period. 

1.24 2025-2042 housing requirements for designated 

neighbourhood areas in which site allocations are made 

in this plan are the sum of homes allocated in the 

neighbourhood area. For designated neighbourhood 

areas in which no allocations are made, the requirement 

will be calculated as follows: no. of homes in the 

designated neighbourhood area ö no. of homes in the 

borough * 636 * the number of years remaining in the 

plan period when the neighbourhood plan is produced.  
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S3 Strategy for employment land  

A. To meet Rugby Boroughõs need for employment land in 

the period 2025-2042 the following levels of new 

employment development will be delivered: 

i. 19,761.3m2 of use class E(g)(i) and (ii) office 

floorspace (approx. 3.95 hectares)  

ii. 1,034,000m2 (approx. 287 hectares) of floorspace 

for use classes B2, E(g) (iii), and B8 

B. New floorspace in use classes B2, B8 and E(g) (iii) will be 

delivered in the locations set out in the table below: 

Source Approximate 

square metres of 

floorspace 2025-

2042 

Prospero Ansty and Ansty Park 26,663  

Coton Park east of Castle Mound Wy 26,421 

Padge Hall Farm 137,730 

Houlton remaining employment 

land 

15,000  

Employment planning permissions 

on small sites as at 1 April 2025 

13,429.4  

New allocations under Policy S7:  

Crowner Fields Farm, Ansty  275,000 

Coton Park east 115,000 

South West Rugby phase 2 60,000 

Ansty Park north 75,000 

Land at Walsgrave Hill 290,000 

Total 1,034,243 
 

1.25 Delivery in recent years has skewed towards large units 

with fewer smaller units for SMEs. To address this, some 

site allocations under Policy S7 require smaller units. 

1.26 To support economic diversification of the boroughõs 

economy and the expansion of its regionally significant 

manufacturing and R&D cluster, the Ansty Park north 

allocation under Policy S7 is ring-fenced for these uses. 

1.27 As existing supply of office floorspace exceeds the 

identified requirement, the only new allocation for office 

use is at Crowner Fields Farm, Ansty which has planning 

permission.  

1.28 E(g)(ii) floorspace is included within the office 

requirement, but given flexible mixes of employment use 

classes both within planning permissions, buildings and 

sites (augmented by permitted development) precise use 

class requirements are not possible and this use is likely 

to be delivered on mixed industrial land.     
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S4 Sites for Gypsies and Travellers 

A. To assist in meeting the need for pitches, new Gypsy and 

Traveller sites are allocated as shown on the policies map 

as follows: 

i. As part of the Walsgrave Hill employment 

allocation under Policy S7 for 8 pitches 

ii. At land adjacent Rosefields, Hickley Road, Wolvey 

for 1 pitch 

iii. At Top Park, Top Road, Barnacle for 22 pitches 

iv. At Wilsher Ranch/Nethergreen, Shilton Lane, 

Shilton for 4 pitches 

v. At Bryants Bungalow, Brandon Lane for 10 

pitches 

B. Planning applications for Gypsy or Traveller pitches must 

accord with national policy and other policies of this 

plan. Additionally: 

i. there must be adequate provision of on-site 

services for water supply, power, drainage, 

sewage and waste disposal; and 

ii. the site must be of sufficient size to allow 

adequate outdoor amenity space and privacy for 

residents and accommodate necessary on-site 

facilities. 

C. Both existing and new permanent Gypsy and Traveller 

sites will be safeguarded for Gypsy and Traveller use. 

1.29 The Gypsy and Traveller Accommodation Assessment 

2025 (GTAA) identifies a need for 94 pitches (1 April 2024 

to 31 March 2042). Since completion of the assessment, 

planning permission has been granted for 14 further 

pitches. In addition, the GTAA identifies the potential for 

household dissolution to provide a supply of 9 pitches in 

the period to 2041/42. New allocations for 45 pitches are 

made. Therefore a total supply of 68 pitches is identified, 

adequate to provide supply to beyond 2035.  

1.30 The policy identifies criteria against which windfall 

applications will be assessed. Other important policies of 

this plan in assessing applications will be (amongst 

others): I1 Transport, D1 Well-designed places, D3 

Landscaping, EN2 Landscape protection, and EN8 

Environmental protection and amenity. 
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S5 Countryside protection  

A. Outside of the settlement boundaries shown on the 

policies map, new development will only be permitted 

where it is in accordance with a policy of this plan which 

supports development in such locations. 

B. The extent of the Green Belt in the borough is delineated 

on the policies map. National Green Belt policy will be 

applied in these areas.  

C. Within settlement boundaries, development will 

generally be permitted subject to compliance with other 

policies of this plan. 

1.31 Under paragraph A, policies of this plan which, in 

principle, support specific types of development in rural 

locations are: 

CL2 Renewable energy and low carbon technology 

E2 Employment development 

E3 Rural economy 

C2 Main town centre uses 

H3 Rural worker dwellings 

H4 Rural exception sites 

H5 Replacement dwellings 

1.32 Additionally, development of essential infrastructure for 

transport, telecommunications, power supply, security, 

waste management, water supply, wastewater, flood risk, 

and the extraction of minerals in rural locations will be 

supported in line with national policy. 

1.33 Paragraph B of this policy gives effect to national Green 

Belt policy. 
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S6 Residential allocations  

A. The sites shown on the policies map and set out in the 

development site allocations annex to this plan are 

allocated for development, as detailed below.  

B. The development of the sites shall accord with the 

development principles set out in the development site 

allocations annex and with other policies of this plan. 

Ref. Site name Units 

62 Morgan Sindall House, Rugby 90 

332 Albert Street, Rugby 25 

353 Town Hall, Rugby 114 

283 Rugby Central Shopping Centre 200 

350 Rounds Gardens, Rugby 70 

351 North of Rounds Gardens, Rugby 60 

354 92 Lower Hillmorton Rd, Rugby 34 

355 Land adjacent to 44 Craven Road, Rugby 5 

279 Stagecoach Car Park, Rugby 32 

153 Westway Car Park, Rugby 24 

294 Land adjacent 9 Railway Terrace, Rugby 14 

356 The Railings (NHS) Rugby 10 

357 28-29 High St, Rugby 8 

352 Former snooker hall, Railway Terrace 7 

349 Land to rear of Albert St, Rugby 5 

338 Land south of Crick Road, Houlton 250 

59 Newton Manor Lane, Brownsover 285 

54 Oakdale Nursery, Brandon (adj Binley Woods) 43 

337 West Farm and Home Farm, Brinklow 75 

315 Land south of Rugby Road, Brinklow 250 

129 Land N of Lilbourne Rd, Clifton upon Dõmore 60 

202 Newton Road, Clifton upon Dunsmore 80 

307 North Road, Clifton upon Dunsmore 10 

253 Lawford Fields Farm, Long Lawford 250 

316 Land at Long Lawford 400 

172 Elizabeth Way, Long Lawford 5 

87 Hillcrest Farm, Newton 25 

100 Land at High St., Ryton-on-Dunsmore 37 

6 Fosse Way, Stretton-on-Dunsmore 3 

81 Land W of Fosse Way, Stretton-on-Dõmore 40 

348 The Croft, Stretton-on-Dunsmore 70 

39 Dyers Lane, Wolston 15 

136 North of Warwick Rd, Wolston 80 

358 Land at Coventry Road, Wolvey 60 

309 Land north of B4109, Wolvey 150 
 

1.34 The development site allocations annex provides more 

detailed development principles. New homes are 

focused on Rugby, which, including existing 

commitments, will accommodate at least 75% of new 

housing 2025-2042. Within the rural areas new homes 

are planned at the main rural settlements, with the 

largest number of new homes planned at Long Lawford.  
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S7 Employment allocations  

A. The sites shown on the policies map and set out in the 

development site allocations annex to this plan are 

allocated for development as detailed below. 

B. The development of the sites shall accord with the 

development principles set out in the development site 

allocations annex and with other policies of this plan. 

Site ref. Site name Floorspace 

64 Coton Park East Circa 115,000m2 

17 South West Rugby 

employment phase 2 

Circa 60,000m2 

14 North of Ansty Park Circa 75,000m2 

95 Crowner Fields Farm and 

Home Farm, Ansty 

Circa 275,000m2 

121 Land at Walsgrave Hill Circa 290,000m2 

Total 865,000m2 
 

1.35 New employment allocations are proposed as shown in 

the table above. The floorspace figures identified in the 

table above are for non-office employment uses (see 

glossary). Office use is a main town centre use and, 

unless ancillary or specifically allocated through this plan, 

would need to accord with Policy C2.  

1.36 Alongside sites that already have planning permission, 

the sites allocated through this policy will deliver the 

additional floorspace needed over the plan period. 

1.37 The development site allocations annex provides more 

detailed development principles for the sites. 
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S8 South West Rugby 

A. South West Rugby as delineated on the policies map will 

be a new neighbourhood of around 4,000 dwellings 

together with employment land as allocated by Policy 

S7. 

B. The district centre will comprise: 

i. a convenience store, other Class E uses with 

residential or office uses on upper floors; and 

ii. a 7 GP surgery. 

C. Development of the site shall deliver: 

i. a 6FE secondary school and two 2FE primary 

schools, one of which will be co-located with the 

secondary; 

ii. the spine road network detailed in Policy S9; 

iii. a comprehensive walking and cycling network;  

iv. high quality public transport services to Rugby 

town centre; 

v. public open space and sport provision including 

a continuous green and blue infrastructure 

corridor incorporating Cawston Spinney and 

Cock Robin Wood;  

vi. the protection of the woodland within the site 

including appropriate buffers to protect the 

ecology, health and recreational value of the 

ancient woodland; and 

vii. other strategic infrastructure as detailed in the 

South West Rugby Masterplan SPD. 

D. Development shall be informed by the South West 

Rugby Masterplan SPD. Ad hoc or piecemeal 

development that is inconsistent with this policy or the 

Masterplan SPD will not be permitted. 

E. Development shall accord with the South West Rugby 

Design Code SPD. 

F. Physical and visual separation from the Dunchurch 

settlement boundary shall be maintained by a significant 

green buffer to prevent coalescence. 

G. The employment land shall deliver landscaping to 

mitigate its impact on the landscape and heritage assets.  

1.38 South West Rugby was allocated under the Local Plan 

2011-2031 and will continue to be developed over the 

plan period. 

1.39 The policy sets the framework for delivering a high-

quality development and necessary mitigation. This is 

also detailed in the South West Rugby Masterplan SPD 

and the South West Rugby Design Code SPD.  
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S9 South West Rugby spine road network 

A. South West Rugby shall deliver the full spine road 

network in accordance with the indicative alignment 

shown on the policies map, although the detailed 

alignment of the spine road network will be determined 

through planning applications. 

B. Development proposals which would prejudice the 

delivery of the spine road network will not be permitted. 

1.40 The spine road network comprises: 

¶ the Homestead Link between the A426 south of 

Cock Robin Wood and Coventry Road (B4429) west 

of Dunchurch; 

¶ the Potsford Dam Link between the A45/M45 

roundabout and the A4071 at Potsford Dam Farm; 

¶ Cawston Lane and the community spine road 

between the B4642 and Alwyn Road; and 

¶ The sustainable transport corridor (with a bus gate) 

between the Homestead Link and the Potsford Dam 

Link. 

1.41 The spine road network is essential highways mitigation 

for the South West Rugby development. 
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Climate
  



Rugby Borough Proposed submission Local Plan            Climate 

 

22 
 #Return to content s page 

 

CL1 Net zero buildings 

A. New buildings comprising one or more dwellings and 

new non-residential buildings of 100m2 gross internal 

area or more must be designed and built to be net zero 

carbon in operation. To achieve this, new buildings must:  

i. be ultra-low energy,  

ii. be fossil fuel free (except where the use of fossil 

fuels is technically necessary for emergency and 

life-safety systems or essential systems serving 

buildings with critical functions), and  

iii. generate at least the same amount of renewable 

electricity on-site as the electricity they demand 

over the course of a year, such demand including 

all regulated and unregulated energy use, or 

iv. if iii is not technically achievable for a particular 

building typology in its context, on-site 

renewable energy generation shall be fully 

maximized as practicable. A reasonably practical 

maximum PV generation shall be 120kWh per 

square metre of building footprint per year, or 

solar PV panels of an area equating to 70% of the 

buildingõs footprint. Where it is claimed that the 

fullest practicable extent is less than this, this 

must be justified by evidence demonstrating why 

a reduced amount is proposed and what design 

steps have been taken to strive to achieve this 

policyõs stated target. 

B. To help achieve criterion A.i. above, new dwellings shall 

achieve: 

i. a maximum space heating demand of 

30kWh/m2/yr; and  

ii. total Energy Use Intensity (EUI) of no more than 

40kWh/m2/yr. 

iii. On major housing developments, the EUI 

requirement in (ii) above may be achieved as a 

site wide average provided that no single 

dwelling exceeds an EUI of 60kWh/m2/yr. 

C. To help achieve criterion A.i. above, new build non-

residential buildings shall achieve: 

i. a maximum space heating demand of 

20kWh/m2/yr; and  

ii. a maximum total EUI of 70kWh/m2/yr for schools 

and offices; or 35kWh/m2/yr for warehouses and 

light industrial uses (without refrigeration/ 

conditioning); or a maximum regulated-energy-

only EUI of 40kWh/m2/yr for all other uses. 

D. Proposals that are built and certified to Passivhaus 

Classic or a higher Passivhaus standard will be deemed 
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to meet space heating demand and EUI requirements 

under paragraph B and/or paragraph C. Demonstration 

of compliance with the requirements in paragraph A for 

development to be fossil fuel free and for onsite annual 

renewable energy generation capacity to at least equal 

annual energy demand will still be required. 

2.1 Building Regulations (specifically Part L) set minimum 

standards for the energy efficiency of buildings. The 

Future Homes and Future Buildings Standards are 

expected, but it is anticipated that these standards will 

not result in buildings which are net zero carbon. Instead, 

they will make new buildings net zero carbon ôreadyõ, so 

that they can become net zero as the national energy 

grid decarbonizes. In Rugby Borough we want to go 

further and faster, to achieve net zero carbon 

development at the earliest opportunity.  

2.2 A net zero building produces at least as much energy as 

it uses over the course of a year. This is achieved through 

a combination of measures to generate renewable 

energy on site whilst reducing the overall energy 

demand of the building, for example energy for heating 

and cooling the building, for generating hot water and 

for lighting. 

2.3 To demonstrate how development proposals meet the 

requirements of this policy they must be accompanied 

by an energy statement. The energy statement must 

detail assured performance arrangements, including: 

2.3.1. The submission of pre-built estimates of energy 

performance including the building specifications 

on which these are based (within which the 

predicted EUI and space heat demand must be 

calculated using an energy modelling method that 

is demonstrably accurate in its predictions of those 

metrics); and 

2.3.2. Prior to each dwelling being occupied, the 

submission of updated, accurate and verified ôas 

builtõ calculations of energy performance. 

2.3.3. In-use energy monitoring for the first 5 years of 

operation is required on a minimum of 10% of 

dwellings for development proposals of 100 

dwellings or more, or a 10% representative sample 

of premises for non-residential development of 

10,000m2 (gross internal area) or more.  

2.4 The energy statement should employ accurate 

calculation methods. The methods PHPP and CIBSE 

TM54 will be considered acceptable. SAP and SBEM do 

not provide sufficiently accurate outputs, but there are 

free tools online that can adapt SAP outputs to be 

sufficiently accurate, such as Cornwall Councilõs òEnergy 

Summary Tool SAP v2ó. Other methods may be 

considered by the council if shown to be accurate. 

https://www.cornwall.gov.uk/planning-and-building-control/planning-policy/adopted-plans/planning-policy-guidance/
https://www.cornwall.gov.uk/planning-and-building-control/planning-policy/adopted-plans/planning-policy-guidance/
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CL2 Renewable energy and low carbon technology 

A. Proposals for renewable energy and low carbon energy 

development will be permitted where they accord with 

the following paragraphs of this policy and other 

relevant policies of this plan. 

B. Proposals which constitute inappropriate development 

in the Green Belt need to demonstrate very special 

circumstances which outweigh the harm to the Green 

Belt. In assessing whether very special circumstances 

exist, regard will be had to: 

i. the wider environmental benefits associated with 

increased production of energy from renewable 

sources; 

ii. the potential to mitigate visual impacts on 

openness; 

iii. the permanence of the development, including 

proposals for decommissioning and restoration 

post-development; and  

iv. community benefits of the proposal (which 

pursue a planning purpose and are reasonably 

related to the development), including local 

community ownership. 

C. Wind turbine development will, subject to compliance 

with other policies of this plan, be permitted within the 

areas shown as suitable on the policies map. 

Additionally, small or medium wind turbines will be 

permitted within Strategic Employment Sites and 

employment allocations. 

D. Renewable energy proposals that would result in the loss 

of 20 or more hectares of best and most versatile 

agricultural land will only be permitted if the need for 

the development clearly outweighs the loss.  

E. Energy storage infrastructure will be permitted where it 

is co-located with renewable energy development; or it 

alleviates grid constraints and contributes to delivery of 

renewable energy.   

F. Significant positive weight will be given to renewable 

and low carbon energy development which has clear 

evidence of local community involvement and 

leadership. 

2.5 Renewable energy development proposals will be 

considered against other relevant policies of this plan 

including EN1 (Biodiversity and geodiversity protection), 

EN2 (Landscape protection), EN8 (Environmental 

protection and amenity), and D4 (Historic environment). 

Impacts on the amenity of neighbouring uses must be 

assessed to be acceptable in line with policy EN8. A small 

or medium wind turbine means a turbine that is not 

more than 40 metres in height.  
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CL3 Water supply, quality and efficiency  

A. New development shall minimise the need for new 

infrastructure by being located where there is a 

adequate water supply.  

B. New developments must demonstrate that they will not 

result in adverse impacts on the quality of waterbodies, 

groundwater and surface water, will not prevent 

waterbodies and groundwater from achieving a good 

status in the future and contribute positively t o the 

environment and ecology. Where development has the 

potential to directly or indirectly pollute groundwater, a 

groundwater risk assessment will be needed to support a 

planning application.  

C. New dwellings shall demonstrate that they are water 

efficient, incorporating water efficiency and re-use 

measures and that the estimated consumption of 

wholesome water per dwelling, as calculated in 

accordance with the methodology in the water efficiency 

calculator, does not exceed 110 litres per person per day 

in line with regulation 36(2)(b) of the Building 

Regulations 2010 (as amended).  

D. New non-residential development that is major 

development shall achieve full credits for category Wat 

01 of BREEAM, unless demonstrated impracticable. 

2.6 Proposals should take into account Severn Trentõs Water 

Resource Management Plan and Strategic Business Plan 

as well as the findings of the Water Cycle Study and the 

River Basin Management Plan prepared by the 

Environment Agency (or updated versions of the same). 

2.7 Good quality watercourses and groundwater are vital for 

the provision of drinking water. Where development has 

the potential to directly or indirectly pollute 

groundwater, a groundwater risk assessment will be 

required to support the planning application. 

2.8 Rugby Borough falls within an area of ôserious water 

stressõ.  Additional water demands must therefore be 

carefully managed, and measures implemented to 

minimise water demand through efficiency. The latest 

Water Cycle Study (2024) suggests that there is 

justification to require the highest possible water 

efficiency standards, and this has been corroborated by 

Seven Trent Water. 

2.9 BREEAM WAT 01 is the Building Research Establishment 

Environmental Assessment Method for calculating the 

efficiency of a buildingõs water consumption compared 

to a baseline standard. This is calculated using the 

BREEAM UK New Construction 2018 Wat 01 calculator 

tool (or as updated from time to time). A completed 

calculator will need to be submitted in support of an 

applicable planning application. 
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CL4 Climate adaptation  

A. All development shall be resilient to, and adapt to the 

future impacts of, climate change. To achieve this: 

i. development shall be designed to minimise 

overheating and reduce the demand for air 

conditioning systems. This should be achieved 

through (amongst other things) building layout, 

orientation, and choice of materials; and 

ii. the design of green space shall be optimised to 

provide urban cooling and manage local flood 

risk; and  

iii. vulnerability of the development to flood risk 

shall be minimised, in accordance with Policy 

EN7, and Sustainable Drainage Systems (SuDS) 

provided, in accordance with Policy D5 

2.10 Ensuring new development is adapted to the future 

climate is an objective of this plan. Climate change 

adaptation is a cross-cutting issue and important 

consideration for all new development. 

2.11 Other policies of this plan are also relevant, particularly 

Policy CL3 on water use.   
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E1 Employment land protection 

A. Land within Strategic Employment Sites and employment 

allocations (in both cases as shown on the policies map) 

or designated for employment use in a made 

neighbourhood plan will be retained in or developed for 

employment uses as defined in the glossary. 

B. Applications for non-employment uses of land to which 

paragraph A of this policy applies will only be permitted 

where: 

i. the site has been unsuccessfully marketed for a 

continuous period of at least 24 months ending 

with the date of the application. Such marketing 

has been undertaken by a commercial agent with 

a local or sub-regional practice connected to 

Rugby Borough at a price or rent that a 

professional valuation demonstrates genuinely 

reflects its market value taking account of its 

condition and location; and  

ii. a robust development appraisal demonstrates 

that the redevelopment or refurbishment of the 

site for employment use would not be viable.  

C. Planning permission granted for the use of land to which 

paragraph A of this policy applies for a use within 

Classes E(g)(i)(ii) or(iii) will be subject to a use-limiting 

condition preventing change to non-employment uses. 

3.1 Rugby Borough has a growing economy, and this policy 

protects existing strategic employment sites and 

employment allocations for employment use. 

3.2 Employment use is defined in the glossary. 

3.3 The Strategic Employment Sites are Ansty Park, Butlers 

Leap, Central Park, Dunchurch Trading Estate, Europark, 

Glebe Farm Industrial Estate, Lawford Heath Industrial 

Estate, Midland Trading Estate, Paynes Lane, Prologis 

Park Ryton, Rugby Cement Works, Rugby Gateway, 

Shilton Industrial Estate, Stepnell Park, Somers Road 

Industrial Estate, Swift Park, Swift Valley, and Symmetry 

Park Rugby.  
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E2 Employment development 

A. Within settlement boundaries but outside of Strategic 

Employment Sites and employment allocations the 

development of employment uses will be permitted, 

subject to compliance with other policies of this plan. 

B. Subject to compliance with other policies of this plan, 

the infilling and partial or complete redevelopment of 

buildings within Strategic Employment Sites or 

employment allocations for employment use will be 

permitted.  

C. Office proposals on Strategic Employment Sites or 

employment locations will be permitted where there are 

(in accordance with Policy C2) no sequentially preferable 

sites available or where it can be demonstrated that the 

office would be genuinely ancillary in size and function 

to an existing employment use. 

D. Proposals for offices not exceeding 100m2 in gross 

internal floor area will not be subject to the sequential 

test. 

E. Outside of settlement boundaries, development for 

employment uses will only be permitted where: 

i. It would not undermine the continuance of an 

existing viable agricultural use; and 

ii. It would comprise the conversion or 

redevelopment at a similar scale of a building 

that has been in existence for at least ten years; 

or 

iii. It would comprise a proportionate expansion of 

an existing building in employment use; or   

iv. It would comprise the infilling of a vacant area 

within a site in employment use. 

3.4 Paragraph A of the policy supports the delivery of units 

for small and medium sized businesses in line with the 

Rugby Borough Economic Strategy. 

3.5 Paragraph D supports national policy which states that 

the retail sequential test should not be applied to small 

scale rural offices. The council considers that the test 

should equally not be applied to small scale offices in the 

urban area. The policy provides certainty as to what will 

be regarded as small scale. 

3.6 The support conferred by this policy is subject to 

compliance with other policies of the plan in particular 

policies on Green Belt, design, landscape, environmental 

protection and transport (amongst others). 
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E3 Rural economy 

A. The following forms of development are acceptable in 

principle both in and outside of rural settlement 

boundaries, subject to their compliance with other 

policies of this plan (including Green Belt policy): 

i. small-scale tourism, visitor accommodation and 

leisure-based uses including sport and recreation; 

ii. small-scale expansion of existing holiday 

caravan/chalet sites; 

iii. garden centres and nurseries; 

iv. equine and equestrian development; 

v. agricultural and forestry buildings; 

vi. new canal-based facilities, but, where such 

facilities are outside of settlement boundaries, 

not including permanent residential moorings. 

B. Proposals within paragraph A of this policy must be of 

an appropriate scale and type for their location. 

C. New visitor accommodation outside settlement 

boundaries must be demonstrated to be viable through 

a credible business case. 

D. Conversion of visitor accommodation outside of 

settlement boundaries to permanent residential use will 

not be supported. 

E. Diversification of farms will be permitted where: 

i. best and most versatile agricultural land is 

avoided; 

ii. new uses are subservient in scale to the main 

agricultural use; and 

iii. existing buildings are used if possible. 

3.7 Tourism development (including theatres, museums, 

galleries and concert halls, hotels and conference 

facilities) is a main town centre use and should, except 

where in accordance with this policy, be located in town, 

district or local centres in accordance with Policy C2. 

3.8 The reference to leisure-based uses in paragraph A and 

farm diversification in paragraph E does not include uses 

within Class E to the Town and Country Planning (Use 

Classes) Order 1987 (as amended), or use as a hot food 

takeaway, public house or drinking establishment. 

3.9 The council supports improved canal-based facilities but 

not the creation of new residential moorings in remote 

rural locations. 

3.10 New visitor accommodation, which may be permitted in 

locations where ordinary residential accommodation 

would not be, will need to demonstrate that it is viable.  
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C1 Rugby town centre 

A. Development up to 2042 in Rugby town centre (as 

shown on the policies map) will include: 

i. the redevelopment of Rugby Central Shopping 

Centre to restore street-based, mixed-use 

development (see development sites annex); 

ii. òthe Stitchó comprising downgrading for traffic of 

North Street and part of Church Street and a 

refreshed Market Place public square; 

iii. redevelopment of Herbert Grey College for 

residential development; 

iv. a new mixed-use hub with a public square at Old 

Market Place as part of a cultural quarter; and 

v. a new apartment living quarter in the Station 

Gateway character area surrounding Rugby 

Station. 

B. Development in Rugby town centre shall accord with the 

following placemaking principles: 

i. support the town centreõs role as a leisure and 

entertainment destination including a wide-

ranging food and beverage offering; 

ii. create new and improved cycle and pedestrian 

links, both within the town centre and to 

surrounding neighbourhoods; 

iii. avoid prejudicing the delivery of the 

comprehensive redevelopment opportunities 

which are set out in the Delivery Plan for the 

Town Centre; 

iv. front onto and provide active ground floor 

frontages to the townõs street network; 

v. deliver public realm improvements that accord 

with the Town Centre Public Realm Masterplan;  

vi. deliver high quality urban living; and 

vii. support the enhancement of heritage buildings. 

 

4.1 The Town Centre Uses Study (Nexus Planning, 2024) 

highlights the challenges facing Rugby Town Centre. The 

Town Centre Public Realm Masterplan (2024) sets a 

framework for public realm enhancements. The Town 

Centre Delivery Plan will provide a delivery route for key 

opportunity areas in the town centre. 

4.2 Placemaking principles for allocated sites are set out in 

the Development site allocations annex. A 

Supplementary Planning Document is being prepared for 

Rugby Central Shopping Centre. 



Rugby Borough Proposed submission Local Plan                           Centres  

 

33 
 #Return to content s page 

 

 



Rugby Borough Proposed submission Local Plan                           Centres  

 

34 
 #Return to content s page 

 

C2 Main town centre uses 

A. Except for small rural units in accordance with paragraph 

B of this policy and proposals that are in accordance 

with a policy of this plan or a made neighbourhood plan, 

applications for main town centre uses (including 

proposals for the subdivision, expansion, creation of 

mezzanine floors within and removal of restrictions on 

existing units) outside of defined centres (as listed in the 

retail hierarchy below and identified on the policies map) 

and outside of Neighbourhood hubs to which Policy C4 

applies will not be permitted unless: 

i. the sequential test set out in national planning 

policy is satisfied. In applying the sequential test, 

flexibility on store format and (where the 

proposal comprises more than one unit) 

disaggregation shall be shown; and 

ii. where the proposal is for more than 500m2 in 

gross internal floor area, an impact test, prepared 

in accordance with national policy and guidance, 

demonstrates that the proposal would not have a 

significant adverse impact on existing, committed 

and planned public and private investment in a 

defined centre nor on the vitality and viability of 

a defined centre; and 

iii. The proposal would be accessible by foot and 

bicycle and within 400m of a public transport 

stop. 

B. Within the settlement boundaries of the main rural 

settlements applications for single units in main town 

centre use with a gross internal area of no greater than 

200m2 will be permitted subject to their compliance with 

other policies of this plan. 

4.3 Main town centre use is defined in the glossary. The 

policy gives effect to national ôtown centre first policyõ. In 

view of the vulnerability of Rugby town centre, a lower 

threshold of 500m2 for impact testing is retained.  

4.4 The retail hierarchy is: 

Town/city 

centre 

Rugby  Coventry, Hinckley, 

Nuneaton, Lutterworth, 

Daventry 

District Centres Houlton, South West Rugby 

Local centres Benn, Bilton, Brownsover, Dunchurch, 

Eden Park, Hillmorton, Houlton, Paddox  
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C3 Local and district centres  

A. Within local and district centres as shown on the policies 

map, the loss of ground floor units which are or were last 

in main town centre use will not be permitted unless: 

i. replacement units will be provided as part of the 

development, or 

ii. there is demonstrated to be no reasonable 

prospect of retention of the unit in main town 

centre use, because it is unviable as 

demonstrated by a robust viability assessment 

and all reasonable efforts to secure re-use have 

been made through marketing of the property 

for a minimum of 12 months prior to application 

submission at a valuation reflecting retention or 

reprovision of main town centre use. 

B. New developments in local centres shall provide active 

ground floor frontages. 

C. Within and immediately adjacent to district and local 

centres, new development for main town centre uses will 

be supported provided it would not have a significant 

adverse impact on the vitality and viability of Rugby 

Town Centre. 

D. New centres are allocated at Eden Park, Houlton and 

South West Rugby as shown on the policies map. These 

centres shall be developed with ground floor main town 

centre uses, usually (where viable) with residential or 

offices above. Once developed, the main town centre 

units in these centres will be protected in accordance 

with this policy. 

4.5 Local centres provide vital services nearby to residents, 

are important social spaces and are home to many local 

businesses. This policy supports the retention and 

continued success of the boroughõs district and local 

centres. Design in district and local centres should 

accord with the Shopfronts SPD. 

4.6 It is recognised that deemed permission under The Town 

and Country Planning (General Permitted Development) 

Order 2015 means that many conversions of units in 

district and local centres to residential use can take place 

without a requirement to apply for planning permission. 

Nonetheless, it is important that planning policy seeks to 

protect such units in main town centre use, when 

planning permission is required. 

4.7 The policy also seeks to ensure the delivery of new local 

and district centres at Eden Park and Houlton. A new 

district centre will also be delivered at South West Rugby 

as detailed in Policy S8. Once developed, these centres 

will be protected in accordance with this policy. 
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C4 Neighbourhood hubs 

A. Within the neighbourhood hubs shown on the policies 

map the following uses shall be supported: 

i. commercial, business and service uses (Use Class 

E); 

ii. learning and non-residential institutions (Class 

F.1); 

iii. local community uses (Class F.2); and 

iv. other community facilities within the meaning 

given in Policy W1 of this plan. 

B. Within neighbourhood hubs, the loss of ground floor 

units which are or were last in use as one of the above 

uses will not be permitted unless: 

i. replacement units will be provided as part of the 

development, or  

ii. there is demonstrated to be no reasonable 

prospect of retention of the unit in its current or 

last prior use, because it is unviable as 

demonstrated by a robust viability assessment 

and all reasonable efforts to secure re-use have 

been made through marketing of the property 

for a minimum of 12 months prior to application 

submission at a valuation reflecting retention or 

reprovision of the current or last prior use.  

4.8 There are 19 neighbourhood hubs. These are locations 

with small concentrations of units with retail, leisure and 

community uses that are of importance to a 

neighbourhood, but which are not fully capable of 

meeting all essential day-to-day needs. They 

complement the retail hierarchy by giving people access 

to local shops and services within walking distance.  

4.9 The 19 neighbourhood hubs, as shown on the policies 

map, are: Bilton Road, Brinklow, Cawston, Clifton Road 

(Central), Clifton Road (Outer), Clifton Upon Dunsmore, 

Coton Park, Frobisher Road, Hillmorton Road, Kingsway, 

Long Lawford, Lower Hillmorton Road, New Bilton Outer, 

Newbold on Avon, Ryton-on-Dunsmore, Stretton-on-

Dunsmore, Wolston, Wolvey, and Woodlands.  
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EN1 Biodiversity and geodiversity protection  

A. National policy and legislation will be applied in 

determining planning applications that have potential to 

harm biodiversity. The mitigation hierarchy in national 

policy of avoid, mitigate, compensate will be applied.  

B. National policy and legislation will be applied to 

development that affects a Site of Special Scientific 

Interest (SSSI), protected species or irreplaceable habitat 

(such as ancient woodland and ancient or veteran trees). 

C. Development likely to result in harm to or the loss of a 

Local Wildlife Site, Local Nature Reserve or Local 

Geological Site will not be permitted unless: 

i. the need for or benefits of the development 

demonstrably outweigh the harm to the 

ecological/geological interest of the site; and 

ii. it can be demonstrated that the development 

could not reasonably be located on an alternative 

site that would cause less harm; and 

iii. the harm is minimised and mitigated or 

compensated for in accordance with the 

mitigation hierarchy. 

D. Proposals shall contribute towards delivery of the Local 

Nature Recovery Strategy. 

 

5.1 Detailed legislation, policy and guidance on protecting 

biodiversity in the determination of planning 

applications is provided at a national level.  

5.2 There are currently no habitats sites (sites defined in 

regulation 8 of the Conservation of Habitats and Species 

Regulations 2017) within or close to Rugby Borough. The 

following SSSIs are located within the borough: Brandon 

Marsh, Coombe Pool, Ryton Wood, Draycote Meadows, 

Stockton Railway Cutting and Quarry, Brandon Gravel 

Pits and Wolston Gravel Pits. There are also SSSIs close 

to the borough boundary in neighbouring authorities 

including Herald Way Marsh, Calcutt Locks Meadows and 

Caveõs Inn Pits. SSSIs and Local Nature Reserves (LNRs) 

are mapped on the DEFRA MAGIC map: 

https://magic.defra.gov.uk/MagicMap.html SSSIs, LNRs, 

LWSs and LGSs as at plan submission are shown on the 

policies map. These designations are subject to change. 

A live map is here: 

https://maps.warwickshire.gov.uk/greeninfrastructure/ 

5.3 The Local Nature Recovery Strategy  

https://www.wcslnp.co.uk/lnrs maps areas of particular 

importance for biodiversity and identifies where creating 

or improving habitat would be particularly beneficial to 

strengthen local ecological networks, including wildlife 

corridors.

https://magic.defra.gov.uk/MagicMap.html
https://maps.warwickshire.gov.uk/greeninfrastructure/
https://www.wcslnp.co.uk/lnrs
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EN2 Landscape protection 

A. Development shall avoid significant adverse impacts on 

landscape character and significant adverse visual 

impacts. 

B. Development proposals must be located and designed 

to respect scenic quality and maintain a distinctive sense 

of place. 

C. Development proposals must avoid detrimental impacts 

on landscape features which make a significant 

contribution to the character of the area or to the setting 

of a heritage asset or settlement.   

5.4 Landscape character is the distinct, recognisable and 

consistent elements in the landscape that make one 

landscape different to another. These elements could 

include for example habitats (woodland etc), historic 

buildings or features, waterways, trees and veteran trees, 

and hedgerows. 

5.5 Proposals for external lighting will often be an important 

consideration in assessing landscape impact. 

5.6 There are significant links between this policy and policy 

D3 (landscaping) which considers the integration of 

landscape into new development, and D1 which relates 

to the design of new places. 
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EN3 Rainsbrook Valley landscape of elevated 
sensitivity  

A. Within the Rainsbrook Valley landscape of elevated 

sensitivity as defined on the policies map, development 

shall comply with paragraphs B to E of this policy. 

B. Protect, reinforce and where possible enhance the 

landscape character taking into consideration the 

following landscape factors:  

i. natural heritage  

ii. cultural heritage  

iii. landscape condition 

iv. associations 

v. distinctiveness 

vi. recreational value 

vii. perceptual scenic and tranquility qualities 

viii. functional landscape qualities 

C. Safeguard important views within and across the 

Rainsbrook Valley and minimise adverse visual impacts 

on the edge escarpment. 

D. Protect and where possible enhance the landscapes and 

settings of: ôBilton Grangeõ and ôDunchurch Lodgeõ 

registered park and gardens; Rugby Diamond Jubilee 

Wood Country Park; and Rainsbrook Cemetery and 

Crematorium.  

E. Protect and where possible enhance the natural heritage, 

connectivity and recreational value of Great Central 

Walk, the Oxford Canal, and the Public Rights of Way 

Network.  

5.7 The Rainsbrook Valley is designated as a landscape of 

elevated sensitivity. The findings of the Rainsbrook Valley 

Landscape Sensitivity Assessment (2025) justify affording 

this area a higher degree consideration in decision 

making.  
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EN4 Areas of Separation 

A. Areas of Separation are defined on the policies map 

between Rugby town and the settlements of Clifton 

upon Dunsmore, Dunchurch and Thurlaston.  

B. Development will only be permitted in these areas when 

it will not have a significant adverse impact, either alone 

or in combination with other existing or proposed 

development, on the effectiveness of an Area of 

Separation in protecting the identity and distinctiveness 

of settlements and preventing their coalescence.  

C. Developments that diminish physical and visual 

separation, have an urbanising influence, or which 

adversely impact settlement identity should be deemed 

as having an adverse impact on the effectiveness of an 

Area of Separation. 

D. Applicants proposing development that may have an 

adverse impact on an Area of Separation must 

demonstrate that they have considered this impact and 

have incorporated appropriate mitigatory measures into 

their proposal. 

5.8 The valued character and identities of the boroughõs 

villages are, at least in part, derived from the degree to 

which they are physically and visually separated from the 

town. Development within areas between settlements 

could diminish this degree of separation or contribute to 

the eventual coalescence of settlements. To protect 

against these risks, Areas of Separation have been 

defined between Rugby town and several of the villages 

that are in close proximity to it.  

5.9 The policy is supported by an Areas of Separation Study 

(2025) which identifies the factors which are important 

for preserving separation within each area.
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EN5 Biodiversity net gain  

A. Biodiversity net gain under Part 6 of the Environment Act 

2021 shall be delivered: 

i. on site; or, if the required gain cannot all be 

delivered on-site; 

ii. off-site in a location as close as feasible to the 

site that would contribute to habitat connectivity 

and the biodiversity priorities identified in the 

Local Nature Recovery Strategy; or if that is not 

possible 

iii. off-site but within Rugby Borough in a location 

that would contribute to habitat connectivity and 

the biodiversity priorities in the Local Nature 

Recovery Strategy; or 

iv. if it is demonstrated that there are no 

opportunities to deliver the gain within the 

borough, through off-site credits elsewhere or as 

a last resort statutory biodiversity credits. 

5.10 The Environment Act 2021 and regulations made 

thereunder require most developments to deliver a 

minimum 10% gain on the pre-development biodiversity 

value of the site. This is calculated using the statutory 

biodiversity metric published by DEFRA (ôthe DEFRA 

metricõ).  

5.11 A minimum 10% biodiversity net gain can be delivered 

on-site, through off-site credits or through statutory 

biodiversity credits in accordance with the hierarchy. 

5.12 While the DEFRA metric affords greater weight to gains 

on site to incentivise local improvements, this policy sets 

out the councilõs policy to ensure that gains are delivered 

locally and in a way that contributes to habitat 

connectivity and delivery of the Local Nature Recovery 

Strategy. 

5.13 Habitat connectivity is important to deliver nature 

recovery and avoid the fragmentation of gains at too 

small a scale.  

5.14 The Local Nature Recovery Strategy is a document 

published by Warwickshire County Council as the 

responsible authority. It maps habitats and identifies 

local biodiversity priorities.   
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EN6 Canopy cover 

A. All major development, excluding change of use and 

development in Rugby town centre, shall increase the 

post-development canopy cover to at least 20% of the 

site area (excluding areas of the site that are high or very 

high distinctiveness habitats) unless such requirement is 

demonstrated to be incompatible with delivering 

biodiversity net gain requirements on site.  

B. Where the canopy cover of the site exceeds 20% before 

development, the proposal should ensure retention of at 

least the existing level of canopy cover. 

C. In meeting the requirements of this policy, existing 

canopy should be retained first, before considering new 

planting. 

D. Within Rugby town centre (as defined on the policies 

map) development shall maximise opportunities for 

canopy cover and other green infrastructure including 

green roofs. 

5.15 Existing canopy cover shall be assessed using a 

BS5837:2012 tree report. Post-development canopy 

cover will be calculated based on the projected canopy 

spread at 25 years post-development using the councilõs 

approved calculator. 

5.16 The council will apply a suitably worded planning 

condition to require maintenance of the canopy cover 

post-development. 

5.17 It is recognised that there may be sites for which 

achieving 20% canopy is not possible or desirable. In 

such circumstances the council may negotiate an 

alternative level of canopy cover. 

5.18 Increasing canopy cover will have benefits for urban 

cooling, biodiversity, climate change mitigation and the 

attractiveness of the area.  

5.19 In 2023 Friends of the Earth estimated, based on 

National Forest Inventory data, that just 4.5% of Rugby 

Borough is woodland. This places Rugby Borough in the 

bottom 20% of English local authorities for woodland 

cover. The policy seeks to address that shortfall. 

5.20 Doick, K.J., Davies, H.J., Moss, J., Coventry, R., Handley, P., 

VazMonteiro, M., Rogers, K., Simpkin, P. and Council, 

W.D., 2017, April. The Canopy Cover of Englandõs Towns 

and Cities: Baselining and setting targets to improve 

human health and well-being. In: Proceedings of the 

Trees, People and the Built Environment III, International 

Urban Trees Research Conference, University of, 

Birmingham, UK (pp. 5-6) recommended a minimum tree 

canopy cover target of 20%. The same study found, in 

2016, that the canopy cover in the town of Rugby was 

13.2%. 
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EN7 Flood risk  

A. The sequential and, if necessary, exception tests set out 

in national policy and guidance will be applied to all 

applications for development in areas at a high or 

medium risk of flooding. This will steer new 

development to areas with the lowest probability of 

flooding. 

B. Where development is permitted in areas at risk of 

flooding it will need, in accordance with national policy 

and guidance, to be safe for its lifetime without 

increasing flood risk elsewhere and, where possible, 

reduce flood risk overall. 

C. The functional floodplain, other areas needed for current 

or future flood risk management, and areas within 8 

metres from the edge of a watercourse or Main River will 

be safeguarded from built development. 

5.21 This policy gives effect to national policy and guidance 

on planning and flood risk. The risk from all sources of 

flooding will need to be considered taking into account 

the impact of climate change.. 

5.22 Site specific flood risk assessments must be undertaken 

and submitted where required in line with national policy 

and guidance. 

5.23 All development should be informed by the information 

and recommendations in the Rugby Borough Level 1 

Strategic Flood Risk Assessment (October 2022) or any 

successor that may be published. 

5.24 In preparing site specific flood risk assessments 

developers must use the most up to date flood risk data 

and guidance.



Rugby Borough Proposed submission Local Plan                       Environment  

 

45 
 #Return to content s page 

 

EN8 Environmental protection  and amenity 

A. Development shall not cause or be affected by 

unacceptable harm to human health, living conditions or 

the natural environment through air (including odour), 

water, noise, or light pollution, vibration, insects, vermin, 

land contamination or instability. 

B. New development shall not have unacceptable impact 

on the amenity of existing or proposed users or 

occupants of neighbouring buildings or land and shall 

provide adequate amenity for the occupants and users 

of the proposed development in relation to ventilation, 

daylight, sunlight, privacy, security and avoiding an 

overbearing impact.  

5.25 This policy seeks to avoid unacceptable impacts from 

pollution. In applying this policy, it will not be the role of 

planning to duplicate matters that are dealt with by 

other environmental regulations and permitting regimes. 

5.26 The policy also seeks to ensure adequate levels of 

amenity for building occupiers and users.  

5.27 Development proposals on land which is or has been 

subject to land use(s) which have the potential to have 

caused contamination of the underlying soils and 

groundwater require a Preliminary Risk Assessment.   

5.28 In planning any development where impact to 

groundwater may occur, reference should be made to 

ôThe Environment Agencyõs Approach to Groundwater 

Protectionõ document. 
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EN9 Air quality  

A. Development throughout the borough of more than 

1,000m2 of floorspace or 10 or more dwellings and 

development within the Air Quality Management Area 

that would generate any new floorspace must: 

i. achieve or exceed air quality neutral standards, or 

ii. address the impacts of poor air quality due to 

traffic on building occupiers, and public realm or 

amenity space users by reducing exposure to and 

mitigating their effects, proportionate to the 

scale of the development.  

B. The impacts of poor air quality can be reduced through: 

i. the orientation and layout of buildings; 

ii. abatement technologies; and 

iii. urban greening. 

C. Where air quality neutral standards are not met, 

measures to offset any shortfall will be required, 

according to the following hierarchy: 

i. on-site measures; then 

ii. off-site measures; then 

iii. financial contributions. 

5.29 This policy accords with national policy which states that 

planning policies and decisions should sustain and 

contribute towards compliance with relevant limit values 

or national objectives for pollutants, taking into account 

the presence of Air Quality Management Areas, and the 

cumulative impacts from individual sites in local areas. 

5.30 The Air Quality Management Area in Rugby Borough is 

shown on the policies map.  

5.31 The councilõs Air Quality Supplementary Planning 

Document provides guidance on the application of this 

policy. 
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H1 Housing mix 

A. New housing developments shall contribute to meeting 

the housing needs of the borough as identified in the 

Housing Needs Evidence (2025) and any other 

appropriate local evidence. This means new residential 

development shall maintain, provide or contribute to a 

mix of housing tenures, types and sizes to support the 

creation of mixed, balanced and inclusive communities. 

B. Major developments will accommodate a range of 

dwelling sizes on site. 

 

6.1 The Updated Housing Needs Evidence for Rugby 

Borough (2025) identifies a mix of different dwelling 

sizes by tenure needed across the borough as set out in 

the table below:   

 1 bed 2 bed 3 bed 4+ bed 

Market 

housing 

5% 30% 45% 20% 

Affordable 

home 

ownership 

15% 40% 35% 10% 

 1 bed 2 bed 3 bed 4+ bed 

Social or 

affordable 

rent (under 

65s) 

20% 30% 35% 15% 

Social or 

affordable 

rent (65 and 

over) 

50% 50%   

6.2 Proposals for major development will be expected to 

have regard to this evidence and accommodate a range 

of unit sizes on site. 

6.3 Other appropriate local evidence which should inform 

housing mix would include local housing needs surveys 

(where they have been prepared), local market factors, 

and the location and other characteristics of the site. 
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H2 Affordable housing 

A. Developments that result in ten or more new homes 

(including conversions and subdivisions but excluding 

specialist older personsõ accommodation) shall provide 

at least the following proportion of new homes as 

affordable homes: 

i. Within the Rugby urban area: 20% 

ii. Elsewhere in the borough: 30% 

iii. On sites released from the Green Belt through 

this plan or other Green Belt permissions: 40% 

B. The tenure mix of affordable homes should be 70% 

social rent and 30% shared ownership. 

C. Development shall integrate affordable housing and 

market housing to achieve an inclusive and mixed 

community. 

D. Affordable housing should be provided on-site unless 

off-site provision or a financial contribution calculated in 

accordance with paragraph E can be justified. For 

developments of build to rent homes an off-site financial 

contribution will be accepted.  

E. The formula for calculating off-site financial 

contributions is X = ((A - B) x C)-((A x C) x D) where X = 

payment in lieu; A = the market value of a square metre 

of floorspace in the development; B = the value of 

affordable housing per square metre of floorspace 

(reflecting the blend between social rent and shared 

ownership); C = the number of square metres that would 

be required on-site to meet the target (adjusted if policy 

compliance is demonstrated to be unviable); and D = 

additional developer costs (the difference between the 

profit applied to market housing and affordable housing; 

and marketing costs on private housing). 

6.4 Where sites have been artificially/intentionally split to 

comprise fewer than 10 homes, they will be treated as a 

single site for the purposes of calculating affordable 

housing requirements. 

6.5 Some developments are unable to viably support policy-

compliant levels of affordable housing. In such 

circumstances a robust open-book viability assessment 

shall be provided and independently reviewed on behalf 

the council. The appraisal should consider whether 

adjustments to unit size and mix or tenure mix, or 

reductions in other s106 contributions can increase 

affordable housing provision. 

6.6 Where, based on viability, a level of affordable housing is 

agreed that is below policy-compliant levels, a viability 

review mechanism in accordance with Policy I4 

(Infrastructure and planning obligations) will be applied. 
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6.7 Build to rent housing operates a different financial model 

to build to sell housing making on-site delivery of s106 

affordable housing challenging. 

6.8 The tenure mix of affordable housing will be subject to 

input from the councilõs Housing team. The mix in 

paragraph B is the councilõs usual starting point based on 

Housing Needs Evidence (2025), but there will be cases 

where a different mix is more appropriate.    
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H3 Rural worker dwellings  

A. A permanent dwelling for occupation by a person 

engaged in an agricultural or other land based rural 

business within the countryside will only be permitted if: 

i. there is an essential need for the worker, 

including those taking majority control of a farm 

business, to live permanently at or near their 

place of work in the countryside; and 

ii. the worker would be engaged in a viable rural 

business; and 

iii. there is not existing accommodation available 

locally which could meet the need or be readily 

adapted to meet that need; and 

iv. the size of the dwelling is commensurate with the 

needs of the rural business. 

B. Permissions granted under this policy will be subject to a 

planning condition or obligation restricting occupancy to 

rural workers. 

C. Proposals for the removal of rural worker occupancy 

restrictions will only be permitted where the long-term 

functional need for the dwelling has ceased and it has 

been marketed by an independent, reputable land agent 

for a period of at least 12 months at a realistic price 

reflecting the occupancy restriction and it can be 

evidenced that it has not been possible to dispose of it 

to a rural worker. 

6.9 In line with national policy this policy allows rural worker 

dwellings in countryside locations where there is a 

demonstrated functional need. 

6.10 This policy is designed to support the staffing needs of 

land based rural businesses.  
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H4 Rural exception sites 

A. Subject to compliance with other policies of this plan 

and the demonstration of local need for affordable 

housing, small sites for affordable housing in perpetuity 

will be permitted on sites adjacent to the edge of an 

existing settlement, including in the Green Belt. 

B. Where a viability assessment prepared in accordance 

with the Planning Practice Guidance demonstrates this is 

necessary to make the scheme viable, up to 20% of the 

homes on a rural affordable housing exception site may 

be delivered as market housing. 

C. Proposals for community-led development exception 

sites and First Homes exception sites (in each case as 

defined in national policy) will be permitted in locations 

adjacent to the edge of existing settlements (not 

including in Green Belt locations) where the relevant 

requirements of national policy and guidance are 

satisfied. 

6.11 This policy gives effect to national planning policy on 

rural exception sites, First Homes exception sites and 

exception sites for community-led development.  

6.12 The policy defines what the local authority considers to 

be an appropriate proportion of market homes to 

support the viability of affordable housing on rural 

exception sites.
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H5 Replacement dwellings 

A. The replacement of dwellings outside of settlement 

boundaries (including in the Green Belt) will only be 

permitted where: 

i. in the Green Belt, the new dwelling would not be 

materially larger than the original building (as it 

existed on 1 July 1948 or, if constructed after that 

date, as it was originally built); or 

ii. in non-Green Belt locations, the new dwelling 

would not be more than 50% larger in volume 

than the dwelling it replaces; and 

iii. the existing dwelling has a lawful residential use 

that has not been abandoned; and 

iv. if the dwelling is a designated or non-designated 

heritage asset, the proposal accords with national 

policy on the total loss of heritage assets; and 

v. the new dwelling has substantially the same 

siting as the dwelling it replaces, unless it is 

demonstrated on design, residential amenity, 

landscape or other environmental grounds that 

an alternative siting is more appropriate.    

B. Permitted development rights may be removed from 

replacement dwellings. 

6.13 The policy restricts the size of replacement dwellings in 

the Green Belt in line with national policy. In non-Green 

Belt locations, a less restrictive approach is justified, but 

the policy still restricts disproportionate enlargement 

through replacement due to the negative impact this 

may have on the countryside. 

6.14 National policy and legislation on heritage assets will be 

applied. Landscape impact may be important in the 

consideration of replacement dwellings in rural areas. 

6.15 The councilõs starting point is that a replacement 

dwelling in the Green Belt would be materially larger 

than the original building if it exceeds the volume of that 

dwelling by more than 25%. 

6.16 Proposals for replacement dwellings will need to comply 

with other relevant policies of this plan. Of particular 

relevance are policies H7 (Housing standards), EN8 

(Environmental protection and amenity), D1 (Well-

designed places), D3 (Landscaping) and D4 (Historic 

environment). 
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H6 Specialist housing 

A. The council will support the provision of housing to 

maximise the independence and choice of older people 

and those members of the community with specific 

housing needs, subject to its compliance with other 

policies of this plan.  

B. Planning conditions or obligations will be applied to 

ensure future occupation remains for the specialist 

housing need it was intended. 

C. The housing allocations at South West Rugby; land south 

of Rugby Road, Brinklow; Dyers Lane, Wolston; and land 

at Coventry Road, Wolvey shall provide serviced self-

build and/or custom build plots as part of the 

development. 

D. The loss of specialist housing for older people or those 

with disabilities will not be permitted unless it can be 

demonstrated that: 

i. there is no longer a need for the homes; or 

ii. the use as specialist housing is unviable as 

demonstrated by a robust viability assessment 

and all reasonable efforts to secure a new 

occupier have been made through independent 

marketing of the property at a valuation 

reflecting its current use for a minimum of 12 

months prior to application submission. 

6.18 The proportion of the population aged over 65 is 

growing, and according to a trends-based projection in 

the Updated Housing Needs Evidence (2025) is likely to 

increase by 29% by 2042. The Planning Practice Guidance 

considers housing for older people and those with 

disabilities together; as does the Housing Needs 

Evidence due to a clear link between age and disability.  

Census data shows that 33.5% of over 65s in the 

borough have a long-term health problem or disability. 

6.19 The housing needs of older people and those with 

disabilities vary considerably, and definitions of different 

types of housing are set out in the Planning Practice 

Guidance. The Housing Needs Evidence identifies an 

existing and projected shortfall of different types of 

specialist accommodation in both market and affordable 

tenures. Accordingly sites 337 and 136 are allocated for 

older persons accommodation.   

6.20 On average, over the period 2016-2024, 25 entries per 

year have been added to the boroughõs self and custom 

build register.  This shows a continued level of demand 

for self and custom build. Sites 39, 315 and the South 

West Rugby site will include self and custom build plots.  
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H7 Housing standards 

A. All new dwellings shall, as a minimum, meet the 

Nationally Described Space Standards. 

B. All new dwellings shall meet the requirements for 

Category 2 ð accessible and adaptable dwellings set out 

in Part M4(2) of Schedule 1 to the Building Regulations 

2010 (as amended). 

C. On developments of 10 or more homes, 3.5 per cent of 

dwellings shall meet the requirements for Category 3 ð 

wheelchair user dwellings set out in Part M4(3) of 

Schedule 1 to the Building Regulation 2010 (as 

amended). 

D. For houses, a rear or side garden shall be provided of at 

least 7 metres in depth and of at least the following 

sizes: 

i. for a 2 bedroom house 60m2;  

ii. for a 3 bedroom or larger house 80m2. 

E. For apartments and houses in multiple occupation a 

minimum of 5m2 of private outdoor space must be 

provided per bedroom.  

6.22 The standards set out in this policy apply to Use Class C3 

dwelling houses and to Use Class C4 and sui generis 

houses in multiple occupation. The standards apply 

equally to new homes created through change of use, 

sub-division and amalgamation as they do to new build 

homes. 

6.23 The application of space standards ensures that new 

homes are of an adequate minimum size. 

6.24 The Updated Housing Needs Evidence for Rugby 

Borough (2025) recommends that, in view of the 

boroughõs ageing population, all new dwellings meet the 

M4(2) standard and 3.5 per cent of new dwellings meet 

the Part M4(3) standard. Building to these standards will 

ensure that new dwellings meet the needs of the 

boroughõs ageing population and those living with long-

term ill health and disability. 

6.25 In specific, exceptional cases where all dwellings on a site 

cannot meet all Category 2 requirements, robust 

justification must be demonstrated and, where accepted, 

exemptions will be limited to the minimum number of 

dwellings necessary. Where full compliance with all 

requirements of Category 2 cannot be met, designs will 

meet requirements as far as practicable. For example 

upper floor dwellings that will not have step-free access 

from the street will meet all other Category 2 

requirements and ground floor dwellings in the same 

development will meet all relevant requirements. 
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6.26 The requirement for private outdoor space for 

apartments and HMOs can be provided in part or in full 

as communal areas and/or private balconies. Minimum 

garden and shared communal areas do not include 

parking areas and must benefit from a reasonable level 

of privacy. 

6.27 In calculating rear garden depths, an important 

consideration will be ensuring adequate separation 

distances between properties in line with published 

council guidance.   
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H8 Houses in multiple occupation  

A. Where 10% or more of dwellings within a 100 metre 

radius of the centre point of the application site are 

houses in multiple occupation (HMOs), an application for 

the creation of a HMO on the application site will not be 

permitted. Where fewer than 10% of dwellings within a 

100 metres radius of the centre point of the application 

site are HMOs, an application for the creation of a HMO 

on the application site will be considered against the 

criteria in paragraph B. 

B. The development of a HMO must not result in a non-

HMO dwelling being sandwiched between two HMOs 

and must not lead to a continuous frontage of three or 

more HMOs. Sandwiching includes:  

i. three or fewer dwellings in a street located 

between two single HMO properties; or 

ii. a residential flat within a sub-divided building 

where the majority of flats are HMOs; or 

iii. a residential flat within a sub-divided building in 

a street located between two other subdivided 

buildings with at least one HMO flat in each 

building; 

iv. a residential flat within a sub-divided building 

located between two HMO flats above and 

below; or 

v. a residential flat within a sub-divided building 

located between two HMO flats on both sides. 

6.28 Rugby town has experienced growth in the number and 

concentration of Houses in Multiple Occupation (HMOs), 

particularly within areas of central Rugby. In contrast to 

other parts of the country where HMOs are often student 

housing, it seems that most residents of HMOs in Rugby 

Borough are adults in work, and this may be linked to 

the growth of major employment sites near to the town. 

6.29 Policy H8 is designed to avoid or limit concentrations of 

HMOs which may be considered harmful, whether small 

HMOs (use class C4), or larger HMOs (use class sui 

generis). It should be applied when considering any 

planning proposal for the conversion to or construction 

of HMO accommodation within the borough, including 

in the area of central Rugby which is subject to an Article 

4 Direction. In calculating concentrations of HMOs, the 

location of existing HMOs will be based on best available 

evidence.
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W1 Protection of community facilities  

A. A proposal that would result in the loss of a community 

facility or other service that contributes to the 

sustainability of the local area will not be permitted 

except where the applicant demonstrates that: 

i. alternative provision of equivalent or better 

quality, that is easily accessible to that local 

community, is available or will be provided prior 

to commencement of redevelopment; or  

ii. there is no reasonable prospect of retention of 

the existing use as it is unviable as demonstrated 

by a robust viability assessment and all 

reasonable efforts to secure suitable alternative 

business or community re-use have been made 

through independent marketing of the property 

at a valuation reflecting its current use for a 

minimum of 12 months prior to application 

submission.  

B. The council supports the restoration of Coventry 

Stadium, Brandon for speedway and stock car racing and 

other motor sports together with other community uses. 

Planning permission will not be granted for development 

proposals which would conflict with these objectives. 

 

7.1 Community facilities covered by this policy include public 

houses, post offices, libraries, play areas, places of 

worship, local food shops, community halls and centres, 

indoor and outdoor sports facilities and cultural 

buildings. 

7.2 Sports facilities include (without limitation) the following 

sports facilities of borough-wide significance: Coventry 

Stadium, Brandon; The Queenõs Diamond Jubilee Centre 

and Rugby & Northampton Athletic Club; The Rugby 

Football Club and Rugby Cricket Club; Rugby Town FC, 

Butlin Road; Rugby Borough Football Club. 

7.3 The policy gives local effect to national policy on the 

protection of community facilities.  

7.4 The provision of new community facilities is supported 

subject to compliance with other policies of this plan. 

7.5 Many community facilities, with the exception of public 

houses, shops and cultural buildings, are not main town 

centre uses. The town centre first policy would not apply 

to the provision of such uses. 

7.6 This policy will also be applied to community facilities 

required to be delivered by other policies of this plan.    
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W2 Open space and sports  provision 

A. Residential development of 10 or more dwellings shall, 

through on-site provision or contributions, meet the 

open space standards set out below:  

Typology Area per 1,000 

residents 

Access distance 

(straight line) 

Provision for Children & 

Young People 

0.2ha 400m (LEAP) 

1,000m (NEAP) 

1,000m (Young 

People) 

Natural & semi natural 

green spaces 

2.5ha 700m 

Parks & recreation 

grounds 

1.25ha 700m 

Amenity green spaces 1.27ha 300m 

Allotments 0.65ha 800m 

Rugby union 0.24 pitches N/A 

Adult football 0.22 pitches N/A 

Youth football 0.45 pitches N/A 

Mini soccer 0.37 pitches N/A 

Hockey 0.02 pitches N/A 

3G 0.05 pitches N/A 

Cricket 0.1 pitches N/A 

B. Provision/contributions will not be required for a 

typology where both: 

i. existing open space provision in the ward in 

which the site is located exceeds the relevant 

standard and will continue to do so after the 

proposed development; and 

ii. the existing provision is within the applicable 

access distance of the site and is of satisfactory 

quality. 

C. On site provision is preferred. Where off-site provision 

is justified due to site constraints, contributions to 

provision and maintenance will be calculated in 

accordance with Appendix 3 and will be spent in a 

location accessible to the site.  

D. Where public open space is provided on site and is to 

be adopted by the council, contributions towards 

maintenance calculated in accordance with Appendix 3 

will be required. 

E. The need for contributions to sport pitch provision will 

be assessed based on the Playing Pitch & Outdoor 

Sport Strategy. 

F. Subject to compliance with Policy W1, national policy 

on the protection of existing open space, and sports 

and recreational buildings and land, including playing 

fields, will be applied. 

7.7 Open space can contribute to on-site delivery of 

biodiversity net gain.  
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