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 Introduction 

1.1 This Statement of Community Involvement (SCI) has been prepared by Marrons 

on behalf of Richborough (“the Applicant”), and forms part of their planning 

application for residential development on land East of Rugby Road, Clifton-upon-

Dunsmore, Rugby. 

1.2 The National Planning Policy Framework (NPPF) December 2024 acknowledges 

there is no statutory requirement for developers to carry out consultation before 

submitting planning applications.  Instead, paragraphs 40-43 encourage pre-

application engagement between developers, local authorities, the local 

community and statutory and non-statutory consultees, on a voluntary basis.   

1.3 In particular, Paragraph 40 of the NPPF states, “Early engagement has significant 

potential to improve the efficiency and effectiveness of the planning application 

system for all parties. Good quality pre-application discussion enables better 

coordination between public and private resources and improved outcomes for the 

community.”  

1.4 In addition, Rugby Borough Council Statement of Community Involvement 

(December 2024) encourages applicants to engage with local stakeholders and 

the community early on in the process to enable feedback to shape proposals. 

Paragraph 4.6 lists the benefits of stakeholder and community engagement, 

including highlighting issues and concerns early and enabling proposals to better 

reflect community aspirations. 

1.5 NPPF Paragraph 137 also states ‘applications that can demonstrate early, 

proactive and effective engagement with the community should be looked on more 

favourably than those that cannot.’ Indeed, the Applicant has proactively engaged 

with the local community and other stakeholders.   

1.6 The Applicant has proactively engaged with the local community and other 

stakeholders. The consultation undertaken and associated feedback received to 

date has informed the planning application.  The purpose of this SCI is to 

summarise the feedback received as part of the pre-application consultation, 

alongside the Applicant’s response.   
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 Discussions with Stakeholders  

2.1 Richborough has met with Clifton-upon-Dunsmore Parish Council multiple times, 

including in February and April 2025 to present the proposed development. The 

meetings led to discussions around traffic, the provision of services in Clifton, and 

the potential for a community facility as part of the proposal. 

2.2 In addition, Clifton-upon-Dunsmore Parish Council asked for an in-person 

consultation event to be held to help inform the local community of the 

development proposals, and to ensure that the opinions of the public could be 

heard and to allow locals to engage and shape the proposals. Richborough were 

happy to oblige to this request, further information on the in-person consultation 

event is provided in Section 3. 

2.3 Richborough will continue to engage with the Parish Council following submission 

of the planning application and during the determination period.  

  



 
Statement of Community Involvement 
Land East of Rugby Road, Clifton-upon-Dunsmore 
 
 

 

Richborough    

June 2025 
5 

 Community Consultation 

3.1 The Applicant undertook a community consultation exercise during May 2025.  A 

Consultation Leaflet was delivered to all homes within Clifton-upon-Dunsmore on 

14th May 2025 inviting residents to an in-person community consultation event, 

and directed them to a dedicated website (www.rugbyroad.co.uk). A copy of the 

Consultation Leaflet is contained in Appendix 1 of this report. Consultation leaflets 

were hand delivered to circa 700 residents. A map of the leaflet distribution area 

is attached as Appendix 2. 

3.2 The consultation material provided details on the Site and its planning context, the 

concept masterplan and associated features and benefits, and details of how to 

provide feedback.   

3.3 The leaflet sent out on the 14th May 2025 invited residents to an in-person 

consultation event on the 21st May 2025 at Townsend Memorial Hall between 

4pm and 7pm. The in-person event provided local residents with the opportunity 

to ask the consultant team questions and provide comments on the proposals. 

3.4 At the consultation event 8 information boards were presented around the venue 

for locals to view with the opportunity to discuss elements of the proposals with 

the consultation team and ask any questions they may have. The detail contained 

on the consultation boards is attached as Appendix 4. 

3.5 During the in-person event, feedback forms were provided to allow residents to 

comment on the proposals. Following the event, this feedback form was added to 

the website, allowing residents to provide feedback virtually. A copy of the 

consultation feedback form found at the in-person event and on the website is 

provided in Appendix 3 of this report. Alternatively, further questions and 

comments could be submitted to a dedicated consultation email address and 

postal address. Residents had until 31st May 2025 to provide feedback, however 

any comments received following this date were still reviewed and have formed 

part of this report. 

3.6 The consultation team included 7 members of the client and consultant team who 

were on hand to answer questions regarding the proposed development. This 
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included representatives from Richborough, Marrons and masterplanning, 

highways and drainage specialists. 

3.7 Local residents were invited to make comments at the consultation event using 

the paper and/or online feedback forms. In total approximately 100 people 

attended the consultation event across the evening.  

3.8 Section 4 of this report reviews the feedback received during the consultation 

period.   
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 Summary of the feedback received 

4.1 In total, 30 individual responses were received during the consultation period, 

these responses consisting of 16 forms completed during the event, 12 forms 

completed using the online feedback form, and 2 emailed responses. 

4.2 Table 4.1 below provides a summary of the 28 respondent’s answers to each 

question on the feedback form. 

Table 4.1 – Summary of responses to each question 
 
Question Consultation responses 
Question 1: What are your top three priorities to 
secure alongside new development on the site? 
• Affordable housing 
• Investment in community facilities 
• Green space and play areas for children 
• New habitats for wildlife 
• Reducing traffic speeds along Rugby Road 
• Improvements to walking and cycling routes 
• Other 

 

Consultees could choose up to three 
of the listed priorities. Out of the 28 
responses, the following responses 
were most frequently selected: 
• Affordable housing: 6 
• Investment in community 

facilities: 10 
• Green space and play areas for 

children: 11 
• New habitats for wildlife: 8 
• Reducing traffic speeds along 

Rugby Road: 16 
• Improvements to walking and 

cycling routes: 11 
Question 2: Using your local knowledge, what 
do you think are the key issues that will need to 
be considered? 

This question was open ended. 
Answers have therefore been 
categorised into a series of 
reoccurring common themes: 
• Site access and traffic along 

Rugby Road: 19 
• Against the principle of 

development: 8 
• Lack of infrastructure capacity 

(schools, GPs): 5 
• Air Pollution: 5 
• Demand for homes for the 

elderly: 3 
• Poor existing bus service: 3 
• Scale of development: 3 
• Impact on views: 3 
• Loss of green space and 

farmland: 3 
• Risk of development increasing 

antisocial behaviour: 1 
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Question Consultation responses 
Question 3: Do you have any comments or 
suggestions about how we could improve the 
plans? 

This question was open ended. 
Answers have been categorised into 
a series of reoccurring common 
themes: 
• Against the principle of 

development: 9 
• Provide access off Houlton Way: 

6 
• Consider/ improve ecology and 

biodiversity: 4 
• Funding for village facilities: 3 
• Build a new primary school: 2 
• Improve/ replace rail bridge 

along Rugby Road: 2 
• Include low carbon technologies 

in homes (solar panels, air 
source heat pumps): 2 

• Include bungalows: 1 

4.3 The two emailed responses did not follow the same structure as the feedback 

form. The issues raised in the emails were similar to responses on the feedback 

forms, raising concerns relating to traffic, access, local infrastructure, wildlife and 

the size of the proposal. 

4.4 Based on the 30 responses received throughout the consultation, residents 

biggest concerns relate to: 

• Vehicular access and traffic along Rugby Road, and the possibility of providing 
an alternative access onto Houlton Way 

• Capacity of infrastructure within the area (schools, GPs, dentists etc.) 

• Scale of development and potential of future development 

• Affordable housing, bungalows and low carbon technologies 

• Views, biodiversity and green space 

• Pollution 

4.5 These matters will now be addressed in turn. 
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Vehicular access and traffic along Rugby Road, and the possibility of 
providing an alternative access onto Houlton Way 

4.6 With respect to site access, the existing junction between Rugby Road and 

Newall Close will be improved to accommodate the proposed development. The 

access will be widened and visibility will be improved, thereby improving safety. 

Traffic along Rugby Road was a major concern for residents. The Applicant has 

worked with Warwickshire County Council Highways to assess the impact of the 

development on the highway network, with mitigation and improvements to be 

agreed where necessary. 

4.7 Residents suggested the vehicular access could alternatively come from Houlton 

Way to the south of the site.  However, this is outside of the control of the 

Applicant.   

Capacity of infrastructure within the area (schools, GPs, dentists etc.) 

4.8 Regarding impacts of new development on local schools, healthcare and other 

infrastructure, the Councils will assess this as part of the determination of the 

application and request contributions towards improvements where necessary 

through a Section 106 Agreement. Some responses suggested building a new 

primary school as part of the development. The scale of development would not 

warrant a new primary school. 

Scale of development and potential of future development 

4.9 Residents raised concerns regarding the potential of future development in 

Clifton-upon-Dunsmore.  The planning application only deals with the land off 

Rugby Road, and any other proposed developments would need to be 

considered by the Borough Council at that time.  

Affordable housing, bungalows and low carbon technologies 

4.10 In question 1 of the feedback form, respondents highlighted the need for 

affordable housing. 30% Affordable housing will be provided on-site, secured 

through a Section 106 Agreement. The mix, tenure and size of affordable 

housing will be confirmed at the reserved matters application stage. Several 
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responses raised the need for bungalows and older person living, and two 

respondents requested low carbon technologies to be included in the design of 

new homes. The provision of bungalows, accessibility standards and detailed 

housing design will be considered at a reserved matters application stage. 

Views, biodiversity and green space 

4.11 Several respondents raised concerns regarding the loss of views south of the 

Clifton playing field.  There are no protected or important views south of the 

playing fields, but development can be designed to soften its visual impact on 

users enjoyment of the playing fields.  

4.12 In terms of biodiversity and wildlife, the planning application is supported by an 

Ecological Assessment, informed by a suite of ecological surveys. This 

demonstrates there will be no adverse impacts on protected habitats or species, 

and that new areas can be created for ecological enhancement to achieve a 

biodiversity net gain.  

4.13 Residents raised concern over the loss of green space. It should be recognised 

that the site at present is in private ownership with no public access. The 

proposed development will provide dedicated public open space for the benefit 

of new and existing residents, including new walking routes. The extension of 

the Clifton playing fields also helps to meet an identified demand for new playing 

space. 

Pollution 

4.14 Impacts on air, noise and water pollution of the proposed development have 

been assessed. The submitted Air Quality Assessment, Noise Impact 

Assessment and Flood Risk Assessment detail any pollution caused, and how 

impacts will be mitigated. Impacts from all sources of pollution produced during 

construction will be considered and mitigated as part of a construction 

management plan, to be submitted as part of a future reserved matters 

application. 
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Appendix 3 – Consultation feedback form 
 

 
  



 
Statement of Community Involvement 
Land East of Rugby Road, Clifton-upon-Dunsmore 
 
 

 

Richborough    

June 2025 
17 

 
 
  



 
Statement of Community Involvement 
Land East of Rugby Road, Clifton-upon-Dunsmore 
 
 

 

Richborough    

June 2025 
18 

Appendix 4 – Consultation Information Boards  
 



Land East of Rugby Road
Clifton-upon-Dunsmore

Proposed Residential Development of 

P U B L I C  C O N S U L T A T I O N

Welcome and Thank You for Joining Us
Thank you for visiting our public exhibition regarding the proposed 
development on land off Rugby Road. Richborough value your input and 
are keen to hear feedback on the plans today.

The land has been put forward for residential development following a 
national and local housing shortfall. Alongside providing both market and 
affordable housing, the scheme proposes large areas of open space, an 
extension to the Clifton Recreational Field, ecological enhancements and 
potential for a new community facility.

Before submitting a planning application to Rugby Borough Council later 
this year, we are holding this public consultation on the draft proposals to 
seek the views of local people.

The plan below shows the proposed site and its boundaries. In relation to 
Clifton-upon-Dunsmore.

Site Boundary

Rugby Road
South Road

Houlton Way



Land East of Rugby Road
Clifton-upon-Dunsmore

Proposed Residential Development of 

P U B L I C  C O N S U L T A T I O N

About Richborough
Richborough is working on behalf of the landowner, to prepare a 
masterplan, undertake environmental and technical surveys, and submit a 
planning application for the land East of Rugby Road.

Richborough is a leading strategic land promoter specialising in 
collaboration with landowners, councils and local stakeholders to bring 
land forward for development. 

Richborough’s projects are located around the country and range from 
residential schemes of around 100 dwellings to large, mixed use urban 
extensions.

Richborough are a land promoter, enabling the development of new 
homes, but do not build the new homes themselves. Once planning 
permission is secured, land is sold onto housebuilders who develop the 
land. During development, Richborough work closely with the developer 
to ensure that all parties comply with ESG regulations and that all work is 
done to the highest possible standards.

Answering the Housing Shortage
Richborough helps plug the chronic undersupply of suitable land and 
provide market and affordable housing to meet the needs of the growing 
population.

Our sites have been delivered by leading national and SME housebuilders, 
providing new homes for people on all stages of the property ladder.

Communities and Local Authorities
Richborough strive to ensure key stakeholders are consulted and involved 
wherever possible.

Development proposals in sustainable locations, do of course involve 
impact upon some local residents which can at times lead to tension but 
we do our best to inform and consult at each stage of the planning process 
to maximise the flow of information.

All feedback from this consultation event will inform and shape the 
development proposals before a planning application is submitted.



Land East of Rugby Road
Clifton-upon-Dunsmore

Proposed Residential Development of 

P U B L I C  C O N S U L T A T I O N

The Site
•	The site is located East of Rugby Road, Clifton-upon-Dunsmore and 

approximately 2.5km east of Rugby town centre.

•	The site covers 7.88 hectares of agricultural land, hedgerows and 
trees. 

•	The site borders the Clifton Playing Fields to the north, farmland 
to the east, farmland and Houlton Way to the south and residential 
development to the west.

•	The site is in a sustainable location, being within walking distance 
to Clifton’s services and facilities.

•	The land is solely within flood zone 1, with only small areas at risk 
of surface water flooding.

The plan below illustrates the sites development constraints.

Key
Site Boundary

Houlton Way

Site Access

Potential Allotments Access

Potential Cycle Access to Houlton Way

Potential Pedestrian/Emergency Access

Indicative Playing Fields

Existing Playing Fields

Existing Allotments

Conservation Area

Potential SUDS Location

Listed Assets

Bus Stops

Existing Trees

Existing Allotments

Potential Changing Facilities

Potential Car Parking

Existing 33kV Power Lane

Existing 11kV Power Lane

Existing Substation

Existing Building

PRoW
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Local Context

Rugby Local Plan
The current Rugby Local Plan 2011-2031 was adopted in 2019. The Local 
Plan sets out policies to guide development and decision-making, ensuring 
sustainable growth and addressing local needs.

As the current Local Plan is out-of-date, Rugby Borough Council is now 
preparing a new Local Plan and recently consulted on Preferred Options.  
There are further rounds of public consultation and an Examination before 
the Plan is adopted.

The Local Plan Preferred Options stage identifies a need for 150 new 
homes within Clifton-upon-Dunsmore, scattered across three sites. 
Richborough have put the land East of Rugby Road forward as an 
alternative to the land identified in the Preferred Options around Clifton. 

Housing Demand
Rugby Borough Council cannot currently demonstrate a 5 year housing 
land supply, a target set by national government, and therefore Rugby 
Borough has a housing shortfall against the local need.

There is also a clear demand for affordable housing in Rugby Borough, 
with net affordable housing delivery of 808 dwellings 2011/12 to 2023/24 
only contributing to 9% of all housing delivery (8,964 dwellings) in Rugby 
Borough Council.

Furthermore, the number of households on the Council’s housing waiting 
list has increased by 64% since 2020 to 646 households.

Clifton-upon-Dunsmore
Playing Field
In Rugby Borough Council’s 
Playing Pitch & Outdoor 
Sport Strategy (July 2023) 
the existing pitches at Clifton-
upon-Dunsmore Playing Field 
are graded as poor quality, 
played to capacity and without a 
dedicated parking facility.
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The Proposals
This proposed development is designed to provide high-quality, sustainable 
homes and areas of green open space for recreation and wildlife. Key aspects of 
the proposal include:

Delivery of up to 160 new homes
The proposal will deliver up to 160 new homes, including affordable housing, in 
response to identified local needs. The scheme will provide a range and mix of 
house sizes catering for different demands, including first time buyers.

Green Space & Biodiversity
The proposal includes large areas of green open space that would be multi-
functional and accessible to all within the community, including an extension to 
the Clifton Playing Fields. The green space  will allow for walking, relaxing and 
play. Alongside planting schemes, it can contribute to enhancing local biodiversity 
by creating new habitats for wildlife. It can also provide space for surface water 
attenuation to mitigate any surface water flood risk.

Site Access
Vehicular access into the site is proposed to be provided via Rugby Road with the 
existing junction with Newall Close.  This has been designed based on highway 
safety standards.

There’s potential for a secondary access to the north east of the site to the 
Playing Fields, which would support pedestrian and cycle connectivity.

A vehicular access into the allotments is proposed to improve access for
allotment holders.

Key
Site Boundary

Primary Street

Secondary Street

Shared Surface

Private Lanes

Frontages

Indicative Proposed Landscaping

Existing Landscape

Indicative Playing Fields Parking

Potential Key Buildings

Residential Development

Area for Ecological Enhancements

Foul Water Pumping Station

Proposed Swale

Potential Allotments Access (Vehicular)

Indicative Area for Childrens Play

Potential Extension to Adjacent Playing Fields

Indicative Surface Water Attenuation Basins

Indicative Area of Wildflower Planting

Site Access

Potential Community Facility
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The Benefits
Key benefits of the proposals:
•	Up to 160 new homes to address Rugby Borough Council’s housing 

shortfall.

•	Provision of affordable housing to help meet local demand.

•	Creation, retainment, enhancement and protection of habitats, offering 
new opportunities for wildlife and achieving a net gain in biodiversity.

•	Economic benefits through job creation during construction and 
increased spending in the local economy.

•	Significant provision of public open space and extension to Clifton 
Playing Fields, providing new walking routes and opportunities for 
recreation.

•	Opportunity to create a community facility that delivers benefits to local 
residents and strengthens the local community.

•	A proposed car park to serve the playing fields.

•	Sustainable drainage solutions to control water runoff from development 
and achieve betterment over the current situation.

•	Financial contributions towards local services, facilities and amenities 
including schools and GPs through a Section 106 Agreement.

•	Allocation for a new children’s play area
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Key Issues
We have carefully considered several important factors in the development of this proposal, and are 
working to understand and address these key issues:

Flooding and Drainage
The Environment Agency’s (EA) Flood Map for Planning shows the site to be located entirely 
within Flood Zone 1, which is land considered to be at a low probability of flooding from rivers or 

seas. The site is located approximately 245m north-east of the nearest Flood Zone 2 and 3 extents, and 
180m from the Oxford Canal; the site is also topographically raised above these Flood Zone extents. The 
site is therefore considered to be at a low risk of fluvial flooding.

The EA’s Risk of Flooding from Surface Water (RoFSW) mapping shows the majority of the site to be at very 
low probability of surface water flooding. There is an isolated area at low to high probability of surface 
water ponding depicted in the north of the site, associated with an existing topographical low point. 
However, no built development will be proposed in these areas.

Sustainable Drainage Systems (SuDS) will be incorporated to manage surface water within the site, 
ensuring no increase in runoff or impact on downstream areas. The development will include storage to 
hold excess water from increased rainfall and climate change, with flows directed to local watercourses. It 
is designed to avoid raising flood risk downstream and will help reduce peak flows during major storms.

Transport and Access
It is proposed to take access from Rugby Road via an improved priority-controlled T-junction, 

which will also provide wider and improved access to Newall Close, realigning the junction with the main 
road and widening it to improve two-way vehicle movement.  Pedestrian and cycle access will also be 
provided alongside the access road.

Whilst we do not envisage any capacity or safety issues at the proposed site access junction, in terms of 
the wider highway network, the development site traffic will be modelled within the strategic transport 
model for Rugby, with any impacts and mitigation identified to be agreed with Warwickshire County Council 
(WCC) in due course.  We have agreed the modelling methodology with WCC and are awaiting the latest 
(updated) release of the model in order to commission the required assessment work.

Landscape and Visual Impact
Settlement Identity
The proposed development at the Site would not incur into the intervening land between 

Clifton upon Dunsmore and the wider town of Rugby that the identity of the village would be lost. Through 
an appropriate masterplan combined with a well-considered landscape and open space strategy, the 
development can be positively integrated enabling the identity of the village to be maintained. 
Landscape Design
The evolving masterplan, developed with technical input including arboriculture, ecology, and landscape 
experts, has potential for new planting and green infrastructure to enhance local landscape and habitats. 
It preserves existing features, provides amenity space, and creates strong pedestrian and cycle links 
between neighbourhoods.
Landscape Character
The Site is located within the ‘Dunsmore - High Cross Plateau – Mease Lowlands’ Regional Character Area, 
and is described as: ‘intensively farmed, and in places urbanised, region, with a varied rolling, dissected 
topography characterised by low glacial plateaux and incised, meandering river valleys.’ Within this larger 
Regional Character Area, the location in which the Site sits is further located within the Landscape Type 
‘Plateau Fringe’.  The landscape strategy would enable the establishment of a new fruit orchard of locally 
found species. This initiative reflects the once abundant, but now mainly lost fruit orchards found around 
the mid-Warwickshire area.
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Have Your Say

Thank you for taking the time to review our proposals.

Richborough would like to know your views on its 
proposals. We will consider all the comments we receive 

and take them into account as part of the preparation of the 
planning application.

Please share your thoughts using one of the following methods:

Feedback must be submitted by Saturday 31st May 2025.

Fill out a feedback form
available at this exhibition.

Email us at
rugbyroad@marrons.co.uk

Submit your feedback online at 
www.rugbyroad.co.uk
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