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1. Executive Summary  

1.1 Thurlaston Parish Council, Dunchurch Parish Council and Action for 

Dunchurch welcome the improvements made to the Regulation 19 

proposed Local Plan, in particular the reduction in size of the South 

West Rugby employment phase 2 (Site ref: 17) and the removal of the 

residential housing schemes at sites 90 and 341 in Dunchurch. 

Nonetheless, it is still considered that the plan is unsound and we 

reserve the right to make further representations at examination  

1.2 Policies EN4: Areas of Separation, S1: Settlement Hierarchy, S5: 

Countryside Protection, EN6: Canopy Cover and D4: Historic 

Environment all need to be strengthened. Their provisions need to be 

better defined, more specific and safer from development creep. We 

make specific recommendations in Section 4 of this representation. 

1.3 The calculation of employment need, especially for B8 warehousing, is 

unsound. It rests upon studies for what is described as the ‘Functional 

Economic Market Area’ which includes five neighbouring LPAs. Division 

of need between the LPAs is almost arbitrary and the level of 

granularity at 50ha for strategic sites unjustified.  

1.4 Even at its reduced quantum of 60,000m2, B8 warehousing site 17 is 

unsound. It conflicts with EN4; its transport loading is improperly 

assessed and it is poorly connected; and it is not needed. We explain 

this in detail at section 3. Site 17 should be removed from allocation. 

1.5 The Transport Assessments are deeply flawed and unsound: a key 

intersection – Gibbet Hill – has been omitted from the modelling, and 

car use has been forecast to drop without credible evidence. The 

Gibbet Hill intersection has been identified as needing mitigation before 

the plan commences, but this is impossible. Two further network pinch 

points are recognised as needing mitigation at an early stage, but 

there are no credible plans to do this either.  
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2. Introduction  

2.1 This response has been prepared on behalf of Thurlaston Parish 

Council, Dunchurch Parish Council and Action for Dunchurch (A4D) 

in response to Rugby Borough Council’s Regulation 19 proposed 

submission Local Plan.  

2.2 Thurlaston is a Doomsday village and civil parish situated within the 

Rugby district of Warwickshire, separated from the main settlement 

to the North by the M45 and agricultural fields. The parish is 

characterised by its historic village core, attractive countryside 

setting and strong sense of community. Thurlaston Parish Council 

are committed to protecting and enhancing the distinctive character 

of the parish while supporting sustainable development that meets 

local needs. The Parish Council plays an active role in local planning 

matters, representing the views and interests of residents and 

working constructively with the local planning authority and other 

stakeholders. Through regular engagement with the community, the 

Parish Council maintains a clear understanding of local priorities, 

including the importance of safeguarding the parish’s rural setting, 

heritage assets, landscape character and infrastructure capacity. 

2.3 Dunchurch is a Doomsday village and civil parish in the Borough of 

Rugby, located c.3km Southwest of central Rugby. Whist 

considerably larger than Thurlaston with a population of c.4,700, 

the Parish Council plays an active role in planning and community 

matters, working constructively with the local planning authority 

and other stakeholders, including Action for Dunchurch, to ensure 

that local views are properly represented. Through ongoing 

engagement with residents, businesses and community groups, 

Dunchurch Parish Council maintains a clear understanding of local 

priorities, particularly in relation to infrastructure capacity, traffic 
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management, environmental protection and the conservation of the 

village’s historic character. 

2.4 Action for Dunchurch (A4D) is a voluntary residents’ group 

established in March 2025 to support informed community 

engagement with planning and development proposals affecting 

Dunchurch, Thurlaston and the wider South West Rugby area. The 

group reviews planning documents, coordinates resident feedback 

and provides accessible information about emerging proposals, 

including the Rugby Borough Local Plan. A4D engages with Rugby 

Borough councillors, planning consultants, developers and 

environmental organisations including Warwickshire Wildlife Trust, 

and has sought input from specialist professionals such as 

ecologists and arboriculturists where relevant. The group also 

operates a community Facebook group to keep residents informed 

of planning matters and opportunities to participate in 

consultations. Working in conjunction with Dunchurch and 

Thurlaston Parish Councils, A4D aims to ensure that local 

knowledge, environmental considerations and community views are 

clearly represented within the planning process. 

To accompany this regulation 19 response, A4D sought the views of 

local residents, directly impacted by the proposed Local Plan. This 

representation is supported by resident consent forms, online 

responses, and written comments collected during the Regulation 

19 consultation, which have been collated and demonstrate clear 

community support for protecting the character, environment and 

distinct identity of our historic villages while supporting a sound 

Local Plan. A total of 884 residents responded, demonstrating a 

clear strength of local opinion while also providing residents with 

the opportunity to participate in and support a coordinated, 

evidence-based community response. Respondents were able to 
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record comments and raise concerns on a range of issues affecting 

the area, including the protection of Areas of Separation, the 

landscape setting of the villages, traffic impacts, the preservation of 

environmental assets, and the scale of warehousing and associated 

development proposed in South West Rugby. These comments are 

now held by the Parish councils. The original MS forms data is 

available for review should this be required by RBC or the inspector 

however this information has been submitted separately by A4D as 

part of their separate submission. A summary of where the 

responses came from is set out below:  

Postcode 

Area 
Number of 

Respondents 
Notes 

CV22 6 532 

Majority of responses. 

Mostly Dunchurch addresses (e.g., Rugby Rd, 

Cawston Lane, Daventry Rd, Russell Ave, The 

Heath). 
CV23 9 98 Primarily Thurlaston and Frankton addresses. 

CV22 7 94 
Mainly Bilton / Cawston / Rugby suburban 

areas. 
CV22 5 41 Mainly Bilton / Hillmorton areas of Rugby. 

CV23 8 40 
Mostly Broadwell / Kites Hardwick / 

surrounding rural locations. 
CV21 36 Central Rugby / Brownsover areas. 
CV23 0 9 Mainly Newton 

Other 

postcodes 

(NN, LE, 

N11 etc.) 

34 
Small number of respondents outside the 

immediate Rugby area. 

 

2.5 In responding to the Regulation 19 Local Plan consultation, both 

Dunchurch Parish Council, Thurlaston Parish Council and Action for 

Dunchurch seek to ensure that the emerging Plan reflects the 

specific circumstances, constraints and aspirations of the parishes, 

and that any development affecting Dunchurch and Thurlaston is 

proportionate, sustainable and supported by appropriate 

infrastructure and mitigation. 

2.6 Figure 1 below shows the location of both Thurlaston and 

Dunchurch (both circled) in relation to Rugby (highlighted).  
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Figure 1: Proximity of Thurlaston and Dunchurch (circled yellow) to Rugby 

(highlighted). 

2.7 As illustrated in Figure 1, there is a clear visual separation in the 

form of expansive agricultural fields to the North of the M45, 

separating the areas of Thurlaston and Dunchurch to the boundary 

of Rugby. It is noted and accepted that this area has been allocated 

within the Rugby Borough Council Local Plan 2011-2031 (adopted 

June 2019) under DS3.4, DS4.3 and an employment site. The LPAs 

Urban Policies Map at Appendix 1 of this response illustrates their 

scale, location and neighbouring allocations. Allocation DS3.4 is for 

residential allocations within the South West Rugby urban edge, 

allocating c.5000 dwellings. Allocation DS4.3 pertains to 

employment allocations and has allocated 35 ha for this use.  

2.8 Policy S8 of the proposed Local Plan 2025–2042 (RBLP) identifies 

the South West Rugby allocation as a continued strategic urban 
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extension to Rugby, building upon the existing allocations under the 

adopted Local Plan. The allocation comprises allocations for 

residential and employment land, supporting infrastructure and 

associated community facilities. As a long-standing strategic 

allocation, the site has already been established in principle for 

growth, with delivery intended to contribute significantly to the 

Borough’s housing and employment needs. Policy S8 carries 

forward and refines this allocation within the new plan period, 

seeking to ensure comprehensive masterplanning, integrated 

infrastructure provision, sustainable transport connections, green 

infrastructure networks, and appropriate mitigation of 

environmental and landscape impacts, while reinforcing its role as a 

key component of Rugby’s wider urban growth strategy. 

The existing employment allocation adjacent to allocations DS3.4 

and DS4.3 is noted and accepted, however the Regulation 19 Local 

Plan Polices Map introduces the South West Rugby employment 

phase 2 which appears to be of a larger scale and an expansion on 

the adopted employment allocation. Figure 2 below, taken from the 

Regulation 19 Local Plan Policies Map illustrates this phase 2 

(purple), in relation to the South West Rugby allocation (green). 

 

Figure 2: South West Rugby allocation (green) and South West Rugby 

employment phase 2 allocation (purple) 
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2.9 It should be noted that phase 1 of Symmetry Park, an employment 

scheme within the South West Rugby employment area, has been 

implemented and built out which delivered 173,293 sq.m 

(1,865,315 sqft) of new logistics and employment space 

2.10 The recent approval of Phase 1 of Symmetry Park, delivering 

173,293 sqm (1,865,315 sqft) of logistics and employment 

floorspace, has already introduced a substantial quantum of large-

scale built form on the south-western edge of Rugby. Furthermore, 

a planning application has now been submitted for Phase 2 of 

Symmetry Park (application reference R25/0896), proposing a 

further four units: Unit 8 (28,092 sqm GIA), Unit 9 (54,444 sqm 

GEA), Unit 10 (20,142 sqm GEA) and Unit 11 (28,231 sqm GEA). 

Collectively, this represents an additional very significant volume of 

employment floorspace which appears to have been guided by the 

earlier Regulation 18 allocation quantum rather than the reduced 

floorspace now proposed under Regulation 19. The Council has not 

yet determined this application but its submission should be noted.  

2.11 Turning to site specific constraints within the South West Rugby 

allocation, there are several local wildlife sites as illustrated on the 

Regulation 19 Local Plan Policies Map. The area of woodland 

surrounding Cawston Spinney is also Ancient Woodland. 

Additionally, the nearby villages of Dunchurch and Thurlaston both 

host Conservation Areas and numerous Listed Buildings, whereby 

the impact of future development within the South West Rugby 

allocation would need to be carefully designed to not have any 

significant impact on these heritage assets.  

2.12 For the reasons set out within this representation, we therefore 

consider whilst the proposed policies put forward as part of the 

proposed submission Local Plan are generally sound, however we 

consider that a number of amendments are required which are 
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discussed within this statement. The structure of this representation 

is set out as follows; 

1) Comments on ‘South West Rugby’ Proposals  

2) Comments on Development Management Policies 

 

 

 

 

3. Comments on ‘South West Rugby’ Proposals  

3.1 This section of the representation reviews the policies of the draft 

RBLP that formulates the approach to growth for development 

across the South West Rugby area. Specifically, comments will focus 

on Policy S7 Employment Allocations, which relates to the proposed 

development of South West Rugby employment phase 2 (Site ref: 

17).  

3.2 The existing Rugby Borough Council Local Plan 2011-2031 (adopted 

June 2019) states the following in regards to the wider South West 

Rugby allocation:  

4.61. The site is a long term commitment for the Council in meeting 

the growth needs of the Borough and will continue to be built out 

beyond the life of this Local Plan. Once built, it will create a new 

community within Rugby and it is thus important for the Borough 

Council and developers of the site to do this to the highest standard 

possible. An essential element of this is sustainability and the 

balance of housing to jobs, and as such there is the potential for 

the growth targets of housing and employment to be 

revisited as a result of changing demands for the Borough as 

it moves beyond the 2031 period. As such an area of land is 
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safeguarded within the South West Rugby allocation, as identified 

in the Policies Map to assist in meeting the Borough’s development 

needs beyond 2031. [our emphasis]  

3.3 The proposed South West Rugby employment phase 2 allocation 

within Policy S7 of the draft RBLP now proposes c.60,000 sqm of 

floorspace on the safeguarded land as previously mentioned.  

 

3.4 It should be noted and it is acknowledged by the Parish Councils 

and Action for Dunchurch that this allocation has decreased 

significantly from the earlier Regulation 18 preferred options 

consultation which proposed an allocation of 130,000 sqm of 

floorspace for use classes B2, B8 and E(g)(ii) and (iii) on the 

safeguarded land.   

3.5 Whilst the reduction of the proposed South West Rugby 

Employment Phase 2 allocation to approximately 60,000 sqm of 

floorspace is noted, this decrease from the 130,000 sqm previously 

consulted upon at Regulation 18 does not overcome the Parish 

Councils’ and Action for Dunchurch fundamental concerns regarding 

the scale, cumulative impact and spatial consequences of 

employment growth in this location.  

3.6 The recent approval of Phase 1 of Symmetry Park, delivering 

173,293 sqm (1,865,315 sqft) of logistics and employment 

floorspace, has already introduced a substantial quantum of large-

scale built form on the south-western edge of Rugby, particularly in 

relation to the village of Thurlaston.  

3.7 Even at a reduced 60,000 sqm, the draft Policy S8 allocation would 

consolidate and extend this massing, contributing to a near-

continuous expanse of commercial-scale development that would 
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erode the open countryside separating Rugby from Thurlaston and 

Dunchurch. In landscape and visual terms, the cumulative effect of 

the consented Phase 1 development, the submitted Phase 2 

proposals, and the proposed allocation would intensify the 

perception of a “wall” of employment development along the south-

western edge of the urban area, materially affecting the rural 

setting, outlook and distinct identity of both parishes. The Parish 

Councils and Action for Dunchurch therefore consider that the 

reduced quantum within Regulation 19 does not materially alter the 

strategic harm arising from the allocation when assessed 

cumulatively alongside existing and committed employment 

development.  

3.8 While it is recognised that the Local Plan must identify sufficient 

employment land to meet the Borough’s needs, the allocation of 

additional employment land in this location is not considered to be 

sound. 

3.9 Paragraph 5.2.32 of the Sustainability appraisal states that, “A 

further consideration is that capacity of SW Rugby requires careful 

consideration on account of adjacent biodiversity constraint, namely 

Cawston Spinney ancient woodland” and paragraph 9.8.2 goes on to 

state that, “With regards to South West Rugby Employment Phase 

2, whilst it is an existing reserve site, there is a need to balance: A) 

a desire to deliver employment land in well-linked location and 

support the viability of the wider South West Rugby development; 

with B) biodiversity and landscape constraints, including relating to 

adjacent Cawston Spinney.” 

3.10 We do not consider the land to be a ‘reserve site’, it is identified as 

safeguarded land which is not a formal planning designation. As 

such should not be automatically allocated for employment land, 

but rather assessed thoroughly in regards to its suitability for the 
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use. It is evident that the Council have identified potential harm to 

Cawston Spinney which is ancient woodland and a Local Wildlife Site 

arising from the proposed employment allocation and there has 

been an attempt to mitigate this through the reduction in proposed 

floorspace and the creation of a country park as seen on the 

development requirements for the Site ID.  

3.11 In any case, the evidence base demonstrates that the draft RBLP 

Local Plan already allocates sufficient employment land to meet 

identified needs. The Development Needs Topic Paper (December 

2025) identifies a net requirement of approximately 529,882 sqm of 

employment floorspace to 2042, while the proposed allocations 

deliver around 540,000 sqm. The plan therefore already meets the 

assessed need without requiring additional land at South West 

Rugby Phase 2. Furthermore, the plan represents a significant 

increase in employment land delivery compared with the current 

Local Plan, increasing provision by approximately 63%. In this 

context, allocating further employment land at South West Rugby 

risks over-provision and is not justified when reasonable 

alternatives exist elsewhere within the wider Area 7 opportunity 

area. 

3.12 The need for large strategic sites comes from the West Midlands 

Strategic Employment Sites Study (WMSESS) and is 

assessed across a wider opportunity area (Area 7) rather than for 

Rugby alone. 

3.13 Area 7 covers: 

 M6 / A45 / A46 / M45 corridor 

 Coventry and Rugby area 

3.14 The employment need could therefore be met elsewhere within the 

opportunity area. 
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3.15 If the allocation were to be removed, the plan could still meet its 

need by relying on the other allocations (Walsgrave Hill, Coton Park 

East, Ansty Park North) which can provide a level of flexibility to 

accommodate additional floorspace if required.  

3.16 The West Midlands Strategic Employment Sites Study 2023/24 

(WMSESS) also does not address the impact on Rugby of the 

additional 122 hectares of employment land proposed by 

Harborough District Council at Mere Lane, Magna Park or the 106 

additional hectares of employment land proposed by West 

Northamptonshire Council at DIRFT, Crick.  

3.17 Whilst both these sites are within seven miles of Rugby’s town 

centre they lie in the East Midlands rather than the West Midlands.  

3.18 We therefore request the deletion of Site ref: 17 South west Rugby 

employment phase 2 from draft Policy S7 with consequential 

amendments made to Policy S3 and associated employment 

floorspace totals. 

3.19 It is also important to note that a Landscape Sensitivity Study was 

prepared in April 2017, produced by WCC Landscape Architects on 

behalf of Rugby Borough Council. It is understood that this 

document was effectively ‘lost’ in the preparation of the current 

Local Plan however it has recently been rediscovered. Although not 

forming part of the evidence base for the draft RBLP, its conclusions 

should be recognised as an additional layer of evidence in regards 

to the unsuitability of this location for additional employment land. 

This is seen within Figure 3 below, taken from the report.  
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Figure 3 – Sensitivity to commercial development. Taken from Landscape 

Sensitivity Study prepared in April 2017 by WCC Landscape Architects  

3.20 In any respect, despite the fact we do not believe the need for the 

employment land is required in this location, we reserve the right to 

suggest changes to the Employment Allocation for Site ID. 17 

located within the Annex of the draft RBLP.  

3.21 We recommend the following changes: 

Development requirements:  

 Creation of a wooded circa 23ha publicly accessible country 

park alongside Cawston Spinney to include footpaths linking 

to existing routes and providing east-west connectivity along 

the northern site boundary.  

 Provision of overnight lorry parking facilities sufficient to cater 

for the anticipated use of the units. 
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 Submission of a lighting strategy to ensure lighting 

impacts arising from the proposed development are 

suitably mitigated. This should be designed with input 

from a qualified ecologist to ensure any harm is 

minimised to local wildlife sites.  

 Provision of tree lining to the Potsford Dam Link and 

Sustainable Transport Corridor.  

 To accord with the South West Rugby Design Code SPD.  

 Contributions to the strategic infrastructure costs identified in 

Appendix K of the South West Rugby Masterplan SPD.  

 The existing Public Rights of Way (PROW) must be 

maintained, and the design of the development must ensure 

they are pleasant to use retain the countryside character 

of the surrounding area. Wherever possible PROW should 

be routed through public open space, be segregated from 

roads, and be well overlooked. PROW should be maintained 

on their existing lines, with diversions only occurring where 

this is not practicable. PROW should be accessible to as many 

people as possible, including those who are disabled or less 

mobile.  

 Pedestrian and cycle network improvements identified in 

Appendix K of the South West Rugby Masterplan SPD.  

 Contributions may shall be required towards the 

A4071/Potsford Dam scheme identified in the Infrastructure 

Delivery Schedule and Strategic Transport Assessment which 

is likely to involve further widening of the circulatory of the 

roundabout, widening of the A4071 North entry and exit 
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arms, widening the A4071 South exit arm, and widening the 

Potsford Dam Link entry arm.  

 Contributions may shall be required towards the 

A4071/B4112 Newbold Road scheme identified in the 

Infrastructure Delivery Schedule and Strategic Transport 

Assessment which is likely to involve widening the circulatory 

on the northern/eastern section of the roundabout, alongside 

updating road markings to separate traffic flows on the B4112 

Newbold Road approach.  

3.22 It should be noted that the development requirements attempted to 

ensure that the PROWs remained ‘pleasant to use’. This is a difficult 

requirement to quantify and difficult for a developer to demonstrate 

this requirement is met. The policy should therefore be amended as 

proposed to ensure it is capable of being met.    

Transport and Highways 

3.23 The Parish Councils and Action for Dunchurch also want to note that 

that Symmetry Park is not well connected to the road network and 

the additional stress that the South West Rugby employment phase 

2 (Site ref: 17) would bring could not be economically mitigated. 

3.24 Whilst the site benefits from connections via the M45 and M1 to 

London and the South East, its connectivity to other parts of the 

country is more limited. In particular: 

 A planning condition restricting HGV movements through 
Dunchurch limits direct access to the M40 corridor to the south   

 Routes northwards to the M1 and M6, and eastwards towards the 
A14 corridor, require vehicles to pass through or around Rugby 

town. 

 Access to destinations in the west and south west typically requires 
travel via Tollbar Island near Coventry, a junction that has 

previously been identified as experiencing significant pressure. 
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3.25 Where the Local Plan is allocating multiple strategic employment 

sites, the relative accessibility of those sites should be a key factor 

in determining which locations are most appropriate. 

3.26 The Strategic Transport Assessment (2025) relies on significant 

assumptions regarding future modal shift. The modelling assumes 

that the modal share for bus travel will increase from 9% to 14%, 

while the proportion of trips undertaken by walking and cycling will 

also increase substantially. 

3.27 However, these assumptions appear optimistic when compared with 

available data. For example: 

 The modal split used in the modelling is based on a Warwickshire 

County Council active travel survey, which included a relatively 
small sample from the Borough of Rugby, 154 self-selected survey 

responses done in 2022. 

 In contrast, 2021 Census data (published by the Office for National 
Statistics 2024) indicates significantly lower modal shares for travel 

to work, with approximately 3% bus use, 10% walking and 3% 
cycling. 

3.28 The reliance on optimistic modal shift assumptions 

risks underestimating future traffic levels within the modelling. If 

the anticipated modal shift is not achieved, congestion impacts 

associated with new employment development may be significantly 

greater than currently forecast. 

3.29 The Strategic Transport Assessment identifies several junctions on 

the local highway network which already experience congestion and 

which would be affected by traffic associated with Site 17. These 

include: 

 Avon Mill Roundabout 

 A426 / Boughton Road Roundabout 

 A426 / A5 Gibbet Hill Roundabout 
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3.30 The Strategic Transport Assessment (December 2025) discusses at 

paragraphs 3.11 – 3.19 the A426 / A5 Gibbet Hill Roundabout. 

Paragraph 3.11 states that, “as part of the latest model forecasting, 

significant congestion issues were predicted to occur at the 

A426/A5/Gibbet Hill roundabout, with extensive queues forming to 

the extent that the impacts extended to M6 Junction 1”. At 

paragraph 3.14, it states that “WCC advises that further work is 

ongoing by National Highways to identify an optimal solution for this 

junction”.  

3.31 It is important to note that there is no indication of what a solution 

might be. At 3.16 of the Strategic Transport Assessment, it states 

that “for the purposes of this assessment, the model coding has 

been adjusted to un-constrain the junction, to in effect act as 

though a scheme is delivered at this location which removes the 

congestion issues… for the purpose of this assessment, the network 

has been unconstrained (i.e. traffic can move freely) to reflect an 

improvement and ensure the rest of the model operation (and 

therefore the resulting assessment) is not adversely impacted upon 

by the issues observed.” 

3.32 The junction has therefore effectively been left out of the modelling 

when looking at the strategic transport issues. It is of our opinion 

therefore that the Draft RBLP has been prepared based on 

inaccurate modelling and has not allocated sites such as Site 17 

accurately.  

3.33 The Strategic Transport Assessment Addendum of December 2025 

identifies within Table 1 that mitigation is required prior to the local 

plan. At 5.3 of the Report it states that ”mitigation ... at the 

A426/A5 Gibbet Hill roundabout ... would be clearly essential within 

the early stages of the plan.” This required mitigation has clearly 

not been taken into account and as set out later in this 
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representation, is likely to be many years away from coming to 

fruition.  

3.34 HGVs leaving site 17 and travelling North or East will travel through 

the Avon Mill roundabout and the A426/Boughton Road roundabout. 

HGVs heading North along the M1 would need to travel through the 

Gibbet Hill roundabout  

3.35 The Strategic Transport Assessment (2025) indicates that 

improvements to these junctions are required to accommodate 

future growth. However, there is significant uncertainty regarding 

the delivery of these schemes. 

 The Avon Mill Roundabout improvement scheme is estimated to 

cost approximately £22 million, yet only a small proportion of this 
funding has been identified within Warwickshire County Council’s 

capital programme. 

 The A426 / Boughton Road Roundabout improvement 
scheme currently has no confirmed funding allocation within the 

County Council’s capital budget. 

 Improvements to the A426 / A5 Gibbet Hill Roundabout remain at 

an early stage within the National Highways project development 
process, and delivery is not anticipated until the early 2030s at the 
earliest. 

3.36 Given these uncertainties, it is unclear how the necessary highway 

improvements required to support the allocation would be delivered 

within the relevant timescales.  

3.37 The Local Plan evidence base acknowledges that uncertainty 

regarding improvements to the Gibbet Hill junction is a relevant 

consideration in assessing the suitability of other potential 

development locations, particularly North of Houlton. If this 

uncertainty is considered significant in relation to other proposed 

allocations, it should also be applied consistently when assessing 

the suitability of Site 17, whose traffic would also rely on this part of 

the network. 
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3.38 The allocation of  South West Rugby Employment Phase 2 raises 

significant concerns, the draft RBLP cannot be considered sound 

currently due to the deficits in the modelling assessments of 

transport implications. Further evidence is required in order to 

demonstrate that the site can be supported by a deliverable 

infrastructure strategy and robust transport modelling in a 

timeframe in which the proposed development can suitably come 

forward. 

 

Housing Allocations 

3.39 The Parish Councils and Action for Dunchurch support the removal of 

residential allocations site ref: 341 Land south of Coventry Road, 

Dunchurch and site ref: 90 Homestead Farm, Dunchurch as part of 

draft Policy S6: Residential Allocations.  

3.40 It is noted within the Sustainability Appraisal at paragraph 

5.4.56that the proposed approach is to delete both of these 

allocations, particularly accounting for the sensitivities relation to 

nearby SW Rugby.  

3.41 The Parish Councils and Action for Dunchurch consider this approach 

sound.  
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4. Comments on Development Management 

Policies    

4.1 This section sets out the Parish Council’s Action for Dunchurch 

comments to the development management policies of the draft 

RBLP not covered above.  

Policy EN4 – Areas of Separation  

4.2 The Parish Councils and Action for Dunchurch note the introduction 

of Policy EN4 within the draft RBLP and are strongly in favour of this 

Policy and its intentions to protect against the risk of the eventual 

coalescence of settlements. The introduction of this Policy within the 

Draft Plan demonstrates the importance that is placed upon the 

separation gap and the risk of coalescence between Rugby and the 

villages of Dunchurch and Thurlaston. 

4.3 Although the Parish Councils support the inclusion of Policy EN4, it 

is considered that it could be considerably strengthened to ensure 

that new development coming forward ensures that its function is 

not diminished.  

4.4 The effectiveness of Policy EN4 would also be strengthened by 

making explicit reference to the relationship between this policy and 

the wider environmental and spatial strategy set out elsewhere in 

the Plan, in particular Policies EN3 and S5. 

4.5 The land forming the separation gap between Rugby and the 

villages of Dunchurch and Thurlaston performs multiple policy 

functions simultaneously. It is not simply land within an Area of 

Separation under Policy EN4, but also forms part of a wider 
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landscape and countryside setting which is recognised elsewhere in 

the Plan as having intrinsic environmental and spatial importance. 

4.6 In particular Policy EN3 recognises the sensitivity of the Rainsbrook 

Valley landscape and requires development to protect landscape 

character, important views and the setting of key heritage and 

recreational assets. 

4.7 Policy S5 seeks to protect the countryside outside settlement 

boundaries and restrict development to that which is explicitly 

supported by the Plan. 

4.8 Policy EN4 seeks to maintain the physical and visual separation 

between Rugby and surrounding villages to prevent coalescence. 

4.9 These policies should therefore be read together as a mutually 

reinforcing framework for protecting the valley edge landscape 

between Rugby and the neighbouring settlements. 

4.10 The land identified within the Area of Separation contributes 

simultaneously to: 

 the landscape character and visual sensitivity of the Rainsbrook 

Valley (EN3); 

 the intrinsic character and function of the countryside outside 
settlement boundaries (S5); and 

 the maintenance of a meaningful and defensible gap between 

settlements to prevent coalescence (EN4). 

4.11 Accordingly, development proposals affecting this land should be 

assessed cumulatively against the objectives of all three policies, 

recognising that harm to one of these functions is likely to 

undermine the others. 
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4.12 To ensure clarity and robustness in decision-making, the supporting 

text to Policy EN4 should therefore recognise that the Area of 

Separation forms part of a wider countryside and landscape framework. 

4.13 Recognising the interrelationship between these policies would 

ensure that the Plan provides a coherent and defensible policy 

framework, preventing incremental erosion of the countryside edge 

and ensuring that the separation between Rugby, Dunchurch and 

Thurlaston is maintained in both landscape and spatial planning 

terms. 

4.14 We therefore seek to make the following changes: 

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. Maintained a clear and 
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defensible physical and visual gap between settlements. Proposals 

will only be supported where: 

 A meaningful and permanent open gap is retained; 

 Built form does not materially diminish inter-visibility or 
perception of separation; 

 A substantial structural landscape buffer is provided; 

 Development form, density and height respect the 

transitional character of settlement edges; 

 Urbanising features are avoided or minimised; 

 Long-term landscape management is secured through 

planning conditions or legal agreement. 

4.15 The supporting text to the policy should define ‘significant adverse impact’ 

to ensure that new development can properly be assessed. We 

recommend that the following be included within the supporting text 

within the Draft RBLP:   

For the purposes of this policy, a development will be considered 

to result in a significant adverse impact where it would, either 

alone or cumulatively: 

 Materially reduce the physical width of the undeveloped gap, 
particularly at its narrowest or most sensitive point; 

 Interrupt, obstruct or materially diminish key views between 
settlements; 

 Create or contribute to a perception of continuous or near-
continuous built frontage between settlements; 

 Introduce built form, lighting, infrastructure or 

domestication that materially erodes the rural and open 
character of the gap; or 

 Weaken the functional or perceptual separation between 
settlements such that their individual identity and 
distinctiveness is diminished. 

4.16 The supporting text should also include the following: 
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Areas of Separation should be considered as part of the wider 

countryside and landscape framework around Rugby. In many 

locations the land within these areas performs multiple functions, 

including maintaining settlement identity, contributing to 

landscape character and protecting the rural setting of villages. 

Proposals within Areas of Separation should therefore be assessed 

in conjunction with Policies EN3 (Rainsbrook Valley landscape of 

elevated sensitivity) and S5 (Countryside Protection), and 

particular regard should be given to the cumulative effects of 

development on the integrity of the separation gap. 

4.17 This strengthening of the policy seeks to reduce ambiguity and helps to 

clarify what information applicants should provide at a planning 

application stage in order to fully comply with the policy. Through the 

additional wording within the policy and the supporting text, the risk of 

coalescence between Rugby and Thurlaston and Dunchurch is reduced and 

the distinct settlements are protected from over development and 

inappropriate growth.  

Policy S1 – Settlement Hierarchy  

4.18 Policy S1 relates to the settlement hierarchy and seeks to direct 

development to the locations with services and facilities.  

4.19 The Parish Councils and Action for Dunchurch seek to ensure that this 

policy does not result in overgrowth of the villages of Dunchurch as a 

result of the South West Rugby Urban Extension being treated as the 

baseline when assessing ‘proportionate’ growth. 

4.20 As previously discussed, the Council recognise the importance of a 

separation gap between the villages of Thurlaston and Dunchurch and the 

wider Rugby settlement, any new development on the edges of these 

villages would threaten the function of the gap and this should be 

recognised when attributing any new development outside of the 

settlement boundary. We therefore propose the following wording to the 

policy to help control new development:  
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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 local infrastructure and 

would likely should 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. 

Policy S5 Countryside Protection 

4.21 Policy S5 relates to the protection of the countryside outside of the 

policies in the draft Plan that do support specific types of development in 

rural locations.  

4.22 The Parish Councils and Action for Dunchurch do support the intention to 

protect the countryside from inappropriate development however we seek 

to amend the policy to explicitly recognise and protect the role of the 

countryside as having value in regards to setting, separation and 

landscape function.  

S5 Countryside Protection 
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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. Any development in the countryside must 

demonstrate that that character of the countryside is 

maintained to ensure the countryside’s setting and 

separation function.    

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.  

4.23 The proposed amendments are in accordance with Paragraph 187 b) of 

the NPFF which states that planning policies should contribute to and 

enhance the natural and local environment by recognising the intrinsic 

character and beaty of the countryside.  

4.24 Policy S5 must ensure that incremental encroachment in the countryside 

is resisted and discouraged. Even though it is accepted that some new 

development will come forward as a result of the policies that allow such 

development, incremental encroachment, particularly on the edges of 

settlements, can adversely affect the function that countryside land can 

take.  

Policy EN6 – Canopy Cover 

4.25 The Parish Councils and Action for Dunchurch do support the intentions of 

Policy EN6 as the Council recognises the benefits for urban cooling, 

biodiversity, climate change mitigation and the attractiveness of the area 

(as noted at paragraph 5.18 of the draft RBLP). However, the policy 

should be strengthened to ensure that there is sufficient management of 

the results of this policy post-development. This is especially important in 

relation to the Policy S7 allocation of South West Rugby employment 
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phase 2. Given the scale and vertical massing of B8 warehousing in the 

SW Rugby SUE, minimum canopy cover standards are necessary to 

mitigate landscape dominance, reduce light spill, provide cooling and 

secure ecological connectivity 

4.26 Rugby Borough Council declared a climate emergency in 2019, and they 

have a view to achieving a goal of Net Zero greenhouse emissions by 

2030. Policy EN6 will assist in ‘cooling’ effects. In order to strengthen this 

policy, we have suggested some improvements to the wording of Policy 

EN6 as follows:  

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.  

E. Major development proposals shall demonstrate how canopy 

cover will be established, maintained and protected for a 

minimum period of 30 years. A Tree and Canopy 

Management Plan shall be secured by condition or legal 

agreement, including replacement of failed planting, 
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adequate soil volumes, and long-term maintenance 

arrangements. 

4.27 This additional clause ensures that there are mechanisms in place to 

ensure that canopy provision is secured through implementation and 

maintenance.  

4.28 This is in accordance with Paragraph 161 of the NPPF which requires the 

planning system to support the transition to net zero by 2050 and take 

full account of all climate impacts including overheating.   

Policy D4 Historic Environment  

4.29 Policy D4 sets out the Council’s policy on the historic environment. 

Both Thurlaston and Dunchuch have designated conservation areas 

and both have historical significance. Thurlaston is a Doomsday 

Village and there are a number of listed buildings across both 

parishes.  

4.30 However, in regards to the parishes, the key issue is not simply 

direct harm to listed buildings or conservation areas from new 

development, but rather the gradual erosion of historic rural setting 

through edge expansion and a narrowing separation from Rugby 

that erodes the historical importance previously referenced. 

4.31 Policy D4 seeks to ensure the proper assessment and understanding 

of the significance of a heritage asset and the contributions of its 

setting in the development process. We do not consider however 

that the issue of incremental erosion of the setting of heritage 

assets is fully captured within Policy D4.  

4.32 We therefore recommend the following changes to the policy to 

ensure this is reflected in local planning policy.  

D4 Historic environment 
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A. National policy and legislation will be applied in the consideration 

of development proposals which have the potential to affect the 

significance of a heritage asset and its setting. 

B. Development that sustains and enhances the significance of 

heritage assets and their settings will be supported. 

C. Applications with the potential to affect the significance of a 

heritage asset including the contribution made by its setting will be 

required to provide sufficient information and assessment (such as 

desk-based appraisals, field evaluation, and heritage impact 

assessments) to allow an understanding of the impacts of the 

proposal on the significance of heritage assets and their setting. 

These assessments should take into account the cumulative 

impacts of existing and proposed development when 

assessing impact.  

4.33 This ensures the policy is in accordance with Paragraph 203 of the 

NPPF which states that plans should set out a positive strategy for 

the conservation and enjoyment of the historic environment. 
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5. Conclusion 

5.1 These representations have been prepared on behalf of Thurlaston 

Parish Council, Dunchurch Parish Council and Action for Dunchurch in 

response to Rugby Borough Council’s Regulation 19 Proposed 

Submission Local Plan (2025–2042). The Parish Councils and Action 

for Dunchurch recognise the importance of the Local Plan in 

providing a clear framework for sustainable housing and 

employment growth across the Borough and acknowledge the 

continuing strategic role of the South West Rugby urban extension 

in contributing to these objectives. They also welcome elements of 

the draft Plan, including the removal of residential allocations at 

Land South of Coventry Road (Site Ref: 341) and Homestead Farm 

(Site Ref: 90) in Dunchurch, and the introduction of Policy EN4 – 

Areas of Separation, which recognises the importance of 

maintaining clear separation between Rugby and surrounding 

villages. 

5.2 However, the Parish Councils and Action for Dunchurch raise 

significant concerns regarding the proposed allocation of South 

West Rugby Employment Phase 2 (Site Ref: 17) under Policy S7. 

Although the proposed employment floorspace has been reduced 

from approximately 130,000 sqm at Regulation 18 to around 

60,000 sqm at Regulation 19, it is considered that the allocation 

would still contribute to a substantial cumulative mass of 

employment development. This level of development risks eroding 

the rural setting and visual separation between Rugby and the 

villages of Thurlaston and Dunchurch, harming their landscape 



 13 March 2026 

 

 32 

context and distinct settlement identity. The evidence base also 

indicates that the draft Plan already allocates sufficient employment 

land to meet identified needs without requiring this additional 

allocation. 

5.3 The Parish Councils and Action for Dunchurch also consider that the 

evidence base does not clearly demonstrate a need for additional 

employment land at this location. The draft Plan already allocates 

sufficient employment floorspace to meet the Borough’s identified 

requirements to 2042, and alternative allocations within the wider 

opportunity area could provide flexibility should additional capacity 

be required. In addition, the transport evidence underpinning the 

allocation raises significant concerns, particularly in relation to the 

modelling assumptions and the uncertainty surrounding 

improvements to key junctions such as the A426/A5 Gibbet Hill 

roundabout. These issues raise doubts as to whether the 

infrastructure required to support the proposed allocation can be 

delivered within the plan period.  

5.4 The Parish Councils and Action for Dunchurch have therefore 

proposed a number of amendments to the draft Plan, including the 

removal of Site Ref: 17 from Policy S7 and the strengthening of 

several development management policies, including Policies EN4, 

S1, S5, EN6 and D4. These changes would help ensure that the 

Local Plan provides a robust and effective policy framework that 

safeguards the countryside, maintains meaningful separation 

between settlements, protects heritage assets and supports 

sustainable, well-planned growth across the Borough. 

5.5 The Parish Councils and Action for Dunchurch remain committed to 

engaging constructively with Rugby Borough Council through the 

next stages of the Local Plan process and reserve the right to 
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participate in the Examination in Public once confirmed by an 

Inspector. 
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Appendix: Adopted Urban Policies Map 

 



Representation Form for Local Plans 

 
Local Plan 

Publication Stage Representation 
Form 

 

Ref: 

 

 

(For 

official 

use only)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: Thurlaston Parish Council, Dunchurch Parish Council, and 

Action for Dunchurch 

 

 

3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy Policy D4 Policies 

Map 

 

Site ID      

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 X 
 

No      

 

No 

 

 X 

(3) complies with the  

 Duty to co-operate                         Yes                                           No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please see attached a separate representation but our comments are summarised 

below.  

Policy D4 sets out the Council’s policy on the historic environment. Both 

Thurlaston and Dunchuch have designated conservation areas and both have 

historical significance. Thurlaston is a Doomsday Village and there are a number 

X  



of listed buildings across both parishes.  

However, in regards to the parishes, the key issue is not simply direct harm to 

listed buildings or conservation areas from new development, but rather the 

gradual erosion of historic rural setting through edge expansion and a narrowing 

separation from Rugby that erodes the historical importance previously 

referenced. 

Policy D4 seeks to ensure the proper assessment and understanding of the 

significance of a heritage asset and the contributions of its setting in the development 

process. We do not consider however that the issue of incremental erosion of the 

setting of heritage assets is fully captured within Policy D4.  

We therefore recommend the following changes to the policy to ensure this is 

reflected in local planning policy.  

 

This ensures the policy is in accordance with Paragraph 203 of the NPPF which states 

that plans should set out a positive strategy for the conservation and enjoyment of 

the historic environment. 

 

 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 
 

D4 Historic environment 

A. National policy and legislation will be applied in the 

consideration of development proposals which have the potential 

to affect the significance of a heritage asset and its setting. 

B. Development that sustains and enhances the significance of 

heritage assets and their settings will be supported. 

C. Applications with the potential to affect the significance of a 
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Local Plan 

Publication Stage Representation 
Form 

 

Ref: 

 

 

(For 

official 

use only)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: Thurlaston Parish Council, Dunchurch Parish Council, and 

Action for Dunchurch 

 

3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy Policy EN4 Policies 

Map 

 

Site ID      

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

X 
 

No      

 

No 

 

 X 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or 

is unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please see attached a separate representation but our comments are summarised 

below.  

The Parish Councils note the introduction of Policy EN4 within the draft RBLP and are 

strongly in favour of this Policy and its intentions to protect against the risk of the 

eventual coalescence of settlements. The introduction of this Policy within the Draft 

Plan demonstrates the importance that is placed upon the separation gap and the 

risk of coalescence between Rugby and the villages of Dunchurch and Thurlaston. 

X  



Although the Parish Councils support the inclusion of Policy EN4, it is considered that 

it could be considerably strengthened to ensure that new development coming 

forward ensures that its function is not diminished. 

This strengthening of the policy seeks to reduce ambiguity and helps to clarify what 

information applicants should provide at a planning application stage in order to 

fully comply with the policy. Through the additional wording within the policy and 

the supporting text, the risk of coalescence between Rugby and Thurlaston and 

Dunchurch is reduced and the distinct settlements are protected from over 

development and inappropriate growth.  

The supporting text to Policy EN4 should recognise that the Area of Separation 

forms part of a wider countryside and landscape framework. 

 

 
 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness 

matters you have identified at 5 above.  (Please note that non-compliance with the 

duty to co-operate is incapable of modification at examination).  You will need to 

say why each modification will make the Local Plan legally compliant or sound.  It 

will be helpful if you are able to put forward your suggested revised wording of any 

policy or text. Please be as precise as possible. 
 

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. Maintained a clear 

and defensible physical and visual gap between settlements. 

Proposals will only be supported where: 

 A meaningful and permanent open gap is retained; 

 Built form does not materially diminish inter-visibility or 
perception of separation; 

 A substantial structural landscape buffer is provided; 

 Development form, density and height respect the 
transitional character of settlement edges; 

 Urbanising features are avoided or minimised; 

 Long-term landscape management is secured through 
planning conditions or legal agreement. 

 

 

1.2 The supporting text to the policy should define ‘significant adverse 

impact’ to ensure that new development can properly be assessed. 

We recommend that the following be included within the supporting 

text within the Draft RBLP:   

For the purposes of this policy, a development will be 

considered to result in a significant adverse impact where it 

would, either alone or cumulatively: 

 Materially reduce the physical width of the undeveloped 

gap, particularly at its narrowest or most sensitive point; 

 Interrupt, obstruct or materially diminish key views 
between settlements; 

 Create or contribute to a perception of continuous or 
near-continuous built frontage between settlements; 
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Local Plan 

Publication Stage Representation 
Form 

 

Ref: 

 

 

(For 

official 

use only)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: Thurlaston Parish Council, Dunchurch Parish Council, and 

Action for Dunchurch 

 

3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy Policy EN6 Policies 

Map 

 

Site ID      

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

X 
 

No      

 

No 

 

 X 

(3) complies with the  

 Duty to co-operate                      Yes                                            No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or 

is unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please see attached a separate representation but our comments are summarised 

below.  

 

The Parish Councis do support the intentions of Policy EN6 as the Council recognises 

the benefits for urban cooling, biodiversity, climate change mitigation and the 

attractiveness of the area (as noted at paragraph 5.18 of the draft RBLP). However, 

the policy should be strengthened to ensure that there is sufficient management of 

the results of this policy post-development. This is especially important in relation to 

X  



the Policy S7 allocation of South West Rugby employment phase 2. Given the scale 

and vertical massing of B8 warehousing in the SW Rugby SUE, minimum canopy 

cover standards are necessary to mitigate landscape dominance, reduce light spill, 

provide cooling and secure ecological connectivity. 

Rugby Borough Council declared a climate emergency in 2019, and they have a view 

to achieving a goal of Net Zero greenhouse emissions by 2030. Policy EN6 will assist 

in ‘cooling’ effects. In order to strengthen this policy, we have suggested some 

improvements to the wording of Policy EN6 as outlined below.  

This additional clause ensures that there are mechanisms in place to ensure that 

canopy provision is secured through implementation and maintenance.  

This is in accordance with Paragraph 161 of the NPPF which requires the planning 

system to support the transition to net zero by 2050 and take full account of all 

climate impacts including overheating.   

 

 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness 

matters you have identified at 5 above.  (Please note that non-compliance with the 

duty to co-operate is incapable of modification at examination).  You will need to 

say why each modification will make the Local Plan legally compliant or sound.  It 

will be helpful if you are able to put forward your suggested revised wording of any 

policy or text. Please be as precise as possible. 
 

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 





Participation in the hearing sessions is considered necessary to allow further 

discussion and clarification of the issues raised in this representation 
regarding the soundness and effectiveness of the Local Plan. The matters 

identified involve strategic planning considerations that would benefit from 
detailed examination and the opportunity to respond to the Inspector’s 
questions and the views of other participants. Attending the hearing would 

assist the Inspector by providing additional explanation of the concerns 
raised and ensuring that the implications of the representation are fully 

understood when assessing whether the Local Plan is legally compliant and 
sound. 
 

 

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate in  
hearing session(s).  You may be asked to confirm your wish to participate when the Inspector has 
identified the matters and issues for examination. 
 

All representations received will be submitted to the Planning Inspectorate alongside the Proposed Submission 
Local Plan and published on the council’s website. Personal addresses and email addresses (as distinct from 
businesses addresses), but not names, will be redacted before representations are published. 
 
The Rugby Borough Council Privacy Notice for Development Strategy is available here: 
https://www.rugby.gov.uk/w/privacy#development-strategy 
The Planning Inspectorate’s privacy notice can be accessed here: 
https://www.gov.uk/government/publications/planning-inspectorate-privacy-notices 
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Publication Stage Representation 
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Ref: 

 

 

(For 

official 

use only)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: Thurlaston Parish Council, Dunchurch Parish Council, and 

Action for Dunchurch 

 

3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy Policy S1 Policies 

Map 

 

Site ID      

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

X 
 

No      

 

No 

 

 X 

(3) complies with the  

 Duty to co-operate                      Yes                                            No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or 

is unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  

Please see attached a separate representation but our comments are summarised 

below.  

The Parish Councils seek to ensure that this policy does not result in overgrowth of 

the villages of Dunchurch as a result of the South West Rugby Urban Extension 

being treated as the baseline when assessing ‘proportionate’ growth. 

The Council recognise the importance of a separation gap between the villages of 

Thurlaston and Dunchurch and the wider Rugby settlement, any new development 

on the edges of these villages would threaten the function of the gap and this 

X  



should be recognised when attributing any new development outside of the 

settlement boundary. We therefore propose the following wording to the policy to 

help control new development.  

 
 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness 

matters you have identified at 5 above.  (Please note that non-compliance with the 

duty to co-operate is incapable of modification at examination).  You will need to 

say why each modification will make the Local Plan legally compliant or sound.  It 

will be helpful if you are able to put forward your suggested revised wording of any 

policy or text. Please be as precise as possible. 

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 local 

infrastructure and would likely should 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. 

 
 





Representation Form for Local Plans 

 Local Plan 

Publication Stage Representation Form 
 

Ref: 

 

 

(For 

official 

use only)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: Thurlaston Parish Council, Dunchurch Parish Council, and 

Action for Dunchurch  

 

3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy Policy S5 Policies 

Map 

 

Site ID      

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

X 
 

No      

 

No 

 

 X 

(3) complies with the  

 Duty to co-operate                      Yes                                            No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or 

is unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please see attached a separate representation but our comments are summarised 

below.  

Policy S5 relates to the protection of the countryside outside of the policies in the 

draft Plan that do support specific types of development in rural locations.  

The Parish Councils do support the intention to protect the countryside from 

inappropriate development however we seek to amend the policy to explicitly 

recognise and protect the role of the countryside as having value in regards to 

X  



setting, separation and landscape function.  

The proposed amendments are in accordance with Paragraph 187 b) of the NPFF 

which states that planning policies should contribute to and enhance the natural and 

local environment by recognising the intrinsic character and beaty of the 

countryside.  

Policy S5 must ensure that incremental encroachment in the countryside is resisted 

and discouraged. Even though it is accepted that some new development will come 

forward as a result of the policies that allow such development, incremental 

encroachment, particularly on the edges of settlements, can adversely affect the 

function that countryside land can take.  

 
 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness 

matters you have identified at 5 above.  (Please note that non-compliance with the 

duty to co-operate is incapable of modification at examination).  You will need to 

say why each modification will make the Local Plan legally compliant or sound.  It 

will be helpful if you are able to put forward your suggested revised wording of any 

policy or text. Please be as precise as possible. 
 

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. Any 

development in the countryside must demonstrate that that 

character of the countryside is maintained to ensure the 

countryside’s setting and separation function.    

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.  

 









5. Please give details of why you consider the Local Plan is not legally compliant or 

is unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please see attached a separate representation but our comments are summarised 

below.  

It should be noted and it is acknowledged by the Parish Councils that this allocation 

has decreased significantly from the earlier Regulation 18 preferred options 

consultation which proposed an allocation of 130,000 sqm of floorspace for use 

classes B2, B8 and E(g)(ii) and (iii) on the safeguarded land.   

Whilst the reduction of the proposed South West Rugby Employment Phase 2 

allocation to approximately 60,000 sqm of floorspace is noted, this decrease from 

the 130,000 sqm previously consulted upon at Regulation 18 does not overcome the 

Parish Councils’ fundamental concerns regarding the scale, cumulative impact and 

spatial consequences of employment growth in this location.  

The recent approval of Phase 1 of Symmetry Park, delivering 173,293 sqm 

(1,865,315 sqft) of logistics and employment floorspace, has already introduced a 

substantial quantum of large-scale built form on the south-western edge of Rugby, 

particularly in relation to the village of Thurlaston.  

While it is recognised that the Local Plan must identify sufficient employment land to 

meet the Borough’s needs, the allocation of additional employment land in this 

location is not considered to be sound. 

We do not consider the land to be a ‘reserve site’, it is identified as safeguarded land 

which is not a formal planning designation. As such should not be automatically 

allocated for employment land, but rather assessed thoroughly in regards to its 

suitability for the use. It is evident that the Council have identified potential harm to 

Cawston Spinney which is ancient woodland and a Local Wildlife Site arising from 

the proposed employment allocation and there has been an attempt to mitigate this 

through the reduction in proposed floorspace and the creation of a country park as 

seen on the development requirements for the Site ID.  

In any case, the evidence base demonstrates that the draft RBLP Local Plan already 

allocates sufficient employment land to meet identified needs. The Development 



Needs Topic Paper (December 2025) identifies a net requirement of approximately 

529,882 sqm of employment floorspace to 2042, while the proposed allocations 

deliver around 540,000 sqm. The plan therefore already meets the assessed need 

without requiring additional land at South West Rugby Phase 2. Furthermore, the 

plan represents a significant increase in employment land delivery compared with 

the current Local Plan, increasing provision by approximately 63%. In this context, 

allocating further employment land at South West Rugby risks over-provision and is 

not justified when reasonable alternatives exist elsewhere within the wider Area 7 

opportunity area. 

The allocation of  South West Rugby Employment Phase 2 raises significant 

concerns, the draft RBLP cannot be considered sound currently due to the deficits in 

the modelling assessments of transport implications. Further evidence is required in 

order to demonstrate that the site can be supported by a deliverable infrastructure 

strategy and robust transport modelling in a timeframe in which the proposed 

development can suitably come forward. 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness 

matters you have identified at 5 above.  (Please note that non-compliance with the 

duty to co-operate is incapable of modification at examination).  You will need to 

say why each modification will make the Local Plan legally compliant or sound.  It 

will be helpful if you are able to put forward your suggested revised wording of any 

policy or text. Please be as precise as possible. 
 

In any respect, despite the fact we do not believe the need for the employment land 

is required in this location, we reserve the right to suggest changes to the 

Employment Allocation for Site ID. 17 located within the Annex of the draft RBLP. 

We recommend the following changes.  

Development requirements:  

 Creation of a wooded circa 23ha publicly accessible country park 

alongside Cawston Spinney to include footpaths linking to existing 

routes and providing east-west connectivity along the northern site 

boundary.  

 Provision of overnight lorry parking facilities sufficient to cater for the 

anticipated use of the units. 

 Submission of a lighting strategy to ensure lighting impacts 

arising from the proposed development are suitably mitigated. 



This should be designed with input from a qualified ecologist 

to ensure any harm is minimised to local wildlife sites.  

 Provision of tree lining to the Potsford Dam Link and Sustainable 

Transport Corridor.  

 To accord with the South West Rugby Design Code SPD.  

 Contributions to the strategic infrastructure costs identified in 

Appendix K of the South West Rugby Masterplan SPD.  

 The existing Public Rights of Way (PROW) must be maintained, and 

the design of the development must ensure they are pleasant to use 

retain the countryside character of the surrounding area. 

Wherever possible PROW should be routed through public open space, 

be segregated from roads, and be well overlooked. PROW should be 

maintained on their existing lines, with diversions only occurring 

where this is not practicable. PROW should be accessible to as many 

people as possible, including those who are disabled or less mobile.  

 Pedestrian and cycle network improvements identified in Appendix K 

of the South West Rugby Masterplan SPD.  

 Contributions may shall be required towards the A4071/Potsford Dam 

scheme identified in the Infrastructure Delivery Schedule and 

Strategic Transport Assessment which is likely to involve further 

widening of the circulatory of the roundabout, widening of the A4071 

North entry and exit arms, widening the A4071 South exit arm, and 

widening the Potsford Dam Link entry arm.  

 Contributions may shall be required towards the A4071/B4112 

Newbold Road scheme identified in the Infrastructure Delivery 

Schedule and Strategic Transport Assessment which is likely to 

involve widening the circulatory on the northern/eastern section of 

the roundabout, alongside updating road markings to separate traffic 

flows on the B4112 Newbold Road approach.  

It should be noted that the development requirements attempted to ensure that the 

PROWs remained ‘pleasant to use’. This is a difficult requirement to quantify and 

difficult for a developer to demonstrate this requirement is met. The policy should 






