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From: Vikas Gupta 
Sent: 13 March 2026 16:35
To: Local Plan
Cc:
Subject: Proposed Submission Consultation
Attachments: CotonPartEastSiteRef64_ListOfSupportingNames.pdf; CotonParkEastSiteRef64

_JointResponse_Submission.pdf; NewtonManorLaneSiteRef59
_ListOfSupportingNames.pdf; NewtonManorLaneSiteRef59
_JointResponse_Submission.pdf

Categories:

Dear Sir/Madam, 

Please find attached two joint resident representations submitted in response to the Regulation 19 
consultation on the Rugby Local Plan, plus names of residents supporting both developments. These 
relate to the proposed site allocations: 

• Newton Manor Lane – Housing Development (Site Ref 59)
• Coton Park East – Commercial / Warehouse Development (Site Ref 64)

These submissions have been prepared collaboratively by local residents who have taken time to 
review the proposals and consider their potential impacts. The responses represent the views of a 
significant number of residents from the surrounding communities and wider north Rugby area who 
have expressed concerns regarding the suitability of these sites. 

The joint responses provide detailed explanations and supporting evidence in relation to a number of 
planning considerations, including: 

• Flood risk and drainage impacts, particularly given the topography of the sites and the River Avon
catchment downstream.
• Traffic safety and road capacity concerns, including impacts on Newton Manor Lane, the St
Thomas Cross junction and surrounding road network.
• Noise and vibration impacts already experienced by residents, which may be worsened by
additional development traffic.
• Infrastructure capacity constraints, including water supply pressures and cumulative
development impacts in north Rugby.
• Environmental and ecological considerations, including protected species recorded on the sites.
• The cumulative impacts of significant development in north Rugby over the past 15–20 years,
and whether the proposed allocations remain justified in that context.

Residents recognise the importance of delivering both housing and employment growth to support 
Rugby’s future development. However, the concerns raised in the attached submissions suggest that 
these particular allocations may not meet the tests of soundness, particularly in relation to whether 
they are justified, effective and consistent with national policy, including policy relating to flood 
risk and sustainable development. 
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The submissions therefore request that the Local Plan Inspector carefully review the suitability of 
these site allocations during the examination process, taking into account the evidence and 
resident experiences presented. 

The attached documents include list of people supporting the respective responses and supporting 
appendices containing photographs, resident observations, and other information that residents 
believe is relevant to the issues raised. 

We respectfully ask that these submissions and supporting materials are considered as part of the 
examination of the Local Plan. It would be appreciated if you could confirm receipt of this 
submission. 

Thank you for taking the time to consider the views and concerns raised by local residents. 

Yours faithfully, 

Vikas Gupta 
(On behalf of local residents supporting the joint responses) 

Contact: 
 

Attachments: 
NewtonManorLaneSiteRef59_JointResponse_Submission.pdf 
NewtonManorLaneSiteRef59_ListOfSupportingNames.pdf 
CotonParkEastSiteRef64_JointResponse_Submission.pdf 
CotonPartEastSiteRef64_ListOfSupportingNames.pdf 
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From: Vikas Gupta 
Sent: 13 March 2026 18:30
To: Local Plan
Subject: Re: Proposed Submission Consultation - Individual Response - Rugby Local Plan 

(Sites 59 & 64)

Name: Vikas Gupta 
Address:  

Dear Sir/Madam, 

Further to my individual & our joint submissions, I would like to clarify that I would like to speak at the 
public hearing with the inspector as a representative of the joint submissions (Newton Manor Lane 
and Coton Park East joint submissions). 

Kind regards, 

Vikas Gupta 

Tel.   

 
On Fri, 13 Mar 2026 at 16:46, : 

Name: Vikas Gupta 
Address:  

Dear Sir/Madam, 

I am writing to submit an individual representation regarding the proposed allocations for Newton 
Manor Lane (Site Ref 59 – Housing) and Coton Park East (Site Ref 64 – 
Employment/Warehousing) within the Rugby Local Plan. 

I would like to state that I support the joint resident responses submitted in opposition to both of 
these allocations, which set out detailed concerns and supporting evidence. 

I recognise that Rugby must continue to grow and that both housing and employment sites are 
needed to support the town’s future. My concern is not with development itself, but with whether 
these particular sites represent appropriate and sustainable locations given the cumulative impacts 
already being experienced by residents in north Rugby. 

Over the past 15–20 years, north Rugby has experienced significant development. While each 
individual development may have appeared acceptable when considered in isolation, the 
cumulative effect is now becoming increasingly visible in the daily lives of residents. Through 
discussions with people living near Newton Manor Lane and surrounding areas, I have become 
aware of a number of issues that suggest the local infrastructure and environment are already under 
considerable strain. 
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Residents report that traffic noise along Newton Manor Lane has reached levels where 
conversations outdoors can be difficult, and in some cases houses experience noticeable vibration 
from passing vehicles. Others have described very low water pressure following reductions made to 
prevent repeated pipe bursts along the road. There are also concerns about more frequent surface 
water accumulation and rising water levels in nearby fields and gardens after periods of heavy 
rainfall. 

However, my greatest concern relates to flood risk. 

Both sites are located on land that drains toward existing residential areas and roads downstream. 
National planning policy is clear that development should not increase flood risk elsewhere. Given 
the topography of the area and the experiences residents have reported in recent years, there is 
effectively no room for error. 

While modelling and drainage strategies may suggest that flood risk can be managed, the reality is 
that this relies on three things working correctly for the entire lifetime of the development: 

 appropriate design of the drainage systems
 correct construction of those systems in accordance with the design
 and effective maintenance for the lifetime of the development

If any of these fail, the consequences could be significant, including flooding of homes, 
impassable roads, and increased flood risk elsewhere, which would be contrary to national 
policy. 

For these reasons, I respectfully ask that the Local Plan Inspector carefully review the suitability of 
these allocations during the examination process, particularly whether they remain justified, 
effective and consistent with national policy, taking into account the cumulative impacts of 
development already experienced in north Rugby. 

Thank you for taking the time to consider this representation. 

Yours faithfully, 
Vikas Gupta 

Tel. 



Draft Opposition to Newton Manor Lane Housing Development
Representation to the Rugby Local Plan Regulation 19 Consultation
Site: Newton Manor Lane (Ref 59) – Proposed Housing Allocation

Residents recognise the need for additional housing to support Rugby’s growth. However, we believe the allocation of the Newton 
Manor Lane (NML) site for housing is not justified, not effective, and inconsistent with sustainable planning principles, and 
therefore the site allocation should be reconsidered.
The concerns outlined below relate to the soundness of the Local Plan:

1. Site Selection, Cumulative Development and Comparative Alternatives
A key concern is whether Newton Manor Lane represents the most sustainable location for housing growth when assessed against 
alternatives.
North Rugby has already experienced substantial developments (estimated 6000 houses) over the past 15–20 years. Residents are 
experiencing cumulative impacts through increased traffic, drainage pressures and strain on infrastructure, yet supporting provision 
has not kept pace.

The Local Plan does not appear to clearly demonstrate why Newton Manor Lane has been selected in preference to larger strategic 
options where infrastructure can be planned and delivered alongside housing.

Residents’ concern is that the Plan appears willing to allocate development in locations such as NML where there are material 
constraints and lived cumulative impacts (flood risk concerns, road safety, noise/vibration, water supply constraints), while strategic 
alternatives — capable of being designed with integrated infrastructure — have historically been discounted for issues (lack of public 
transport and cycling) that are potentially more mitigable through masterplanning.

Without clear evidence that NML is the most sustainable option compared with alternatives, the allocation raises concerns about 
whether the plan is properly justified.



2. Flood Risk and Drainage
There are significant concerns regarding flood risk associated with the Newton Manor Lane site.

Parts of the proposed development site already experience surface water accumulation. The site sits on land draining toward existing 
residential areas and roads downstream, within the River Avon catchment.

Residents have observed increasing drainage pressures following development in north Rugby over the past 10–15 years, including:
• more frequent surface water in nearby fields and roads
• gardens becoming increasingly waterlogged
• river water levels coming close to downstream residential areas during high rainfall (e.g. Strawberry Fields / Newton Manor Lane).

While modelling and SuDS may indicate that development can be designed not to increase flood risk, experience from nearby 
developments suggests drainage systems do not always perform as predicted over the long term. This is supported by attenuation 
ponds in nearby developments remaining empty even during heavy rainfall events despite resident observations above.
This can occur where:
• construction does not match approved design specifications; and/or
• maintenance arrangements are unclear or not effectively implemented over the lifetime of the development (no clear HEMP)

Given cumulative development impacts and increasing frequency of extreme rainfall events, there are reasonable concerns that 
additional housing on this site could increase flood risk to existing homes and roads, contrary to national policy requiring development 
not to increase flood risk elsewhere.



3. Traffic Safety, Road Capacity, Noise and Vibration
Newton Manor Lane already experiences traffic pressure and road safety concerns. Residents and local businesses report frequent 
safety incidents and near misses along Newton Manor Lane and nearby junctions.
Additional housing will generate further vehicle movements, increasing:
• traffic levels on Newton Manor Lane
• congestion at local junctions
• safety risks for pedestrians and cyclists

Residents living adjacent to Newton Manor Lane also report significant noise and vibration from existing traffic, including a property 
experiencing noticeable vibration in the home as traffic passes. This indicates that impacts may already be beyond an acceptable 
residential level, and additional traffic would worsen these effects.

4. Infrastructure Capacity (Services and Water Supply)
North Rugby’s housing growth has not been matched by corresponding infrastructure provision (e.g., no secondary school in north 
Rugby, limited NHS dental availability, and insufficient sports/recreation provision). This increases pressure on services and 
contributes to additional traffic and unsustainable travel patterns.

Residents have also raised concerns regarding the capacity of the existing water supply network. Pipe bursts have been reported 
on/around Newton Manor Lane in recent years, and residents report very low water pressure following pressure reductions to limit 
bursts. This suggests capacity constraints may already exist, and additional dwellings connected to the same network could worsen 
service issues unless upgrades are confirmed and deliverable.



5. Wildlife and Ecological Considerations
Residents have recorded a range of wildlife at the site including badgers, owls and newts. Badgers are a legally protected species and 
works affecting setts require specific mitigation and licensing. Ecological value should be fully assessed and weighed in the allocation 
decision.

6. Alternative Use of the Site
Rather than housing, the site could potentially deliver significant community and environmental benefits if retained as open land — 
e.g. a country park with woodland planting and water features to improve biodiversity and provide water storage, countering drainage 
issues from previous developments.

Conclusion
While the need for additional housing is recognised, Newton Manor Lane appears insufficiently justified as a sustainable location 
given:
• site selection concerns and cumulative impacts
• flood risk and drainage concerns
• traffic safety, noise and vibration impacts
• infrastructure and water supply capacity constraints.

For these reasons, the allocation is not adequately justified, may not be effective/deliverable, and risks inconsistency with national 
policy on flood risk and sustainable transport.
We therefore request that the Local Plan Inspector carefully review the justification and suitability of this allocation and consider 
whether alternative strategies and sites would better serve Rugby’s long-term interests.



Appendix – Evidence

1. Flood Risk
2. Traffic Safety
3. Traffic Noise
4. Water Supply
5. Wildlife – Protected Species











3. Traffic Noise

Resident reports house 
vibrating 10 times a day

Residents near Newton Manor Lane report houses vibrating & relatively high peak noise
Traffic for 285 hourse (approx. 1500+ journey per day) will make their lives worse

Resident 1: Phone measurement overnight 
with window closed at 1m distance

Resident reports difficulty hearing conversation outside & unable to 
open windows in summer

Resident 2: comment

8-10 vehicles per hour overnight
Peak LA values ~70-73dB overnight
(equivalent to 80-90dB outdoors)*

* Phone measurement







5. Wildlife – Protected Species

Protected Species (Badgers and Otters) confirmed on site.
Potentially other protected species based on reported observation (including bats, red kites)

Badger prints & Setts found on site Badgers and Otters recorded on site.
Both animals are protected species

Badger videos Otter videos
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