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This form has two parts -
Part A — Personal Details: need only be completed once.
Part B — Your representation(s). Please fill in a separate sheet for each
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Part A

1. Personal Details*

2. Agent’s Details (if
applicable)

*If an agent is appointed, please complete only the Title, Name and Organisation boxes below (if
applicable) but complete the full contact details of the agent in 2.
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Part B — Please use a separate sheet for each
policy or site you wish to comment on

Name or Organisation:

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

Paragraph Policy | S2 Policies Map | X
Strategy
for Homes

Site ID

4. Do you consider the Local Plan:

X
(1) is Legally compliant Yes No
(2) is Sound Yes No X
(3) complies with the X
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.

Minimum Housing Need

The Planning Practice Guidance sets out how the minimum annual local housing need
figure is calculated using the standard method at Paragraph: 004 Reference ID: 2a-004-
20241212. Step 1 is to set the baseline which is calculated as 0.8% of existing housing
stock for the area using the live tables on dwelling stock (Table 125). For Rugby the
latest figure is 52,209 (2024). Therefore, the baseline is 52209 x 0.008 which equates
to 417.672 dwellings per annum.

Step 2 is an adjustment to take account of affordability. The affordability data used is
the median workplace-based affordability ratios, published by the Office for National
Statistics at a local authority level (Table 5c). The mean average affordability over the
five most recent years for Rugby is 7.75. The adjustment factor is therefore as follows:

((7.75-5)/5) x 0.95 + 1 = 1.5225
The minimum annual local housing need figure = housing stock baseline x adjustment

factor. Therefore, the minimum annual local housing need figure is 636 dwellings per
annum (rounded up from 635.90562). This is in line with Paragraph 1.20.




Over the 17-year plan period (2025-2042) the housing requirement is therefore 10,812
dwellings. Policy S2 makes provision for 10,812 dwellings in addition to an 8.4% buffer.
The Plan therefore provides a strategy which, as a minimum, seeks to meet the area’s
objectively assessed needs and is therefore sound in this regard with respect to
Paragraph 36(a) in the NPPF.

Affordable Housing Need

Turning to affordable housing need, the Updated Housing Needs for Rugby Borough
September 2025 confirms that the net need for affordable housing is 474 dwellings.
The net need is calculated as follows:

Net Need = Current Need (allowance for) + Need from Newly Forming Households +
Existing Households falling into Need — Supply of Affordable Housing

It should be noted that the current need has been incorrectly calculated for the period
2025-2043 and not the plan period 2025-2042. With this adjusted to the plan period
the current need is increased from 49 affordable homes per annum to 53 (882 divided
by 17 instead of 18). As such the net need over the plan period 2025-2042 is 478
affordable homes per annum not 474.

Following this through the total gross need for people unable to buy OR rent needs to
be increased from 568 to 571 affordable homes per annum. The net need for people
unable to buy OR rent then needs to be increased from 338 to 341 affordable homes
per annum. When ‘existing households falling into need’ is then discounted the net
need is increased from 202 to 205 affordable homes per annum (or an increase in 51
affordable homes over the plan period).

The Development Needs Topic Paper December 2025 states that “The Updated
Housing Needs Evidence for Rugby Borough (2025) identifies a net need for affordable
housing of 338 homes per year for those unable to buy or rent. If those already in
accommodation are excluded, this reduces to 202 homes per year. This is equivalent to
32% of the standard method figure.” As above the net need is actually 341 and the net
need with those already in accommodation discounted is 205 homes per annum. This
is equivalent to 32.2% of the standard method figure (increased from 31.8%).

The Draft Local Plan makes provision for 11,729 (including the 8.4% buffer) over the
plan period including 2,886 new allocations at Policy S6. Policy H2 Affordable Housing
sets out the affordable housing provision for different areas within the borough being:

i Within the Rugby urban area: 20%

ii. Elsewhere in the borough: 30%

iii. On sites released from the Green Belt through this plan or other Green Belt
permissions: 40%

An assessment of the sites allocated under Policy S6 indicates that they would only
deliver approximately 885 affordable homes (subject to viability), an average of only




30.7% affordable homes provision (see below). It should be noted that some sites are

allocated 10 units and would likely be reduced by the developer as to not trigger

affordable housing provision. Likewise, West Farm and Home Farm, Brinklow and Land

north of Warwick Road, Wolston include specialist homes for over 55s. Some of these
homes may be C4 rather than C3 and thus wouldn’t contribute toward affordable

housing provision.

Site Units Affordable Units and %

Morgan Sindall House, Rugby 90 18 (20%)
Albert Street, Rugby 25 5 (20%)
Town Hall, Rugby 114 23 (20%)
Rugby Central Shopping Centre 200 40 (20%)
Rounds Gardens, Rugby 70 14 (20%)
North of Rounds Gardens, Rugby 60 12 (20%)
92 Lower Hillmorton Rd, Rugby 34 7 (20%)
Land adjacent to 44 Craven Road, Rugby 5 0
Stagecoach Car Park, Rugby 32 7 (20%)
Westway Car Park, Rugby 24 5 (20%)
Land adjacent 9 Railway Terrace, Rugby 14 3 (20%)
The Railings (NHS) Rugby 10 2 (20%)
28-29 High St, Rugby 8 0
Former snooker hall, Railway Terrace 7 0
Land to rear of Albert St, Rughy 5 0
Land south of Crick Road, Houlton 250 50 (20%)
Newton Manor Lane, Brownsover 285 57 (20%)
Oakdale Nursery, Brandon (adj Binley Woods) 43 18 (40%
West Farm and Home Farm, Brinklow 75 30 (40%)
Land south of Rugby Road, Brinklow 250 100 (40%)
Land N of Lilbourne Rd, Clifton upon D’more 60 18 (30%)
Newton Road, Clifton upon Dunsmore 80 24 (30%)
North Road, Clifton upon Dunsmore 10 3 (30%)




Lawford Fields Farm, Long Lawford 250 100 (40%)
Land at Long Lawford 400 160 (40%)
Elizabeth Way, Long Lawford 5 0
Hillcrest Farm, Newton 25 8 (30%)
Land at High St., Ryton-on-Dunsmore 37 15 (40%)
Fosse Way, Stretton-on-Dunsmore 3 0
Land W of Fosse Way, Stretton-on-D’more 40 16 (40%)
The Croft, Stretton-on-Dunsmore 70 28 (40%)
Dyers Lane, Wolston 15 6 (40%)
North of Warwick Rd, Wolston 80 32 (40%)
Land at Coventry Road, Wolvey 60 24 (40%)
Land north of B4109, Wolvey 150 60 (40%)
Total 2886 885 (30.7%)

As such, whilst the affordable housing need makes up some 32.2% of the local housing
need using the standard method, it is considered that the allocations could only deliver
approximately 30.7% given the 20%, 30% and 40% targets on different sites and the
emphasis on the Rugby urban area. This represents a shortfall of approximately 10
affordable homes per annum or 170 over the plan period. On this basis it is considered
that the draft Local Plan could not deliver its affordable housing need without an uplift
to the housing provision.

As such, this is considered to provide evidence that suggests that the housing provision
should be uplifted beyond the minimum local housing need to ensure that more of the
need for affordable housing can be met over the plan period.

The Planning Practice Guidance (PPG) sets out at Paragraph: 001 Reference ID: 67-001-
20190722 that “This need [for particular groups] may well exceed, or be proportionally
high in relation to, the overall housing need figure calculated using the standard
method.” It goes onto add that “Strategic policy-making authorities will need to
consider the extent to which the identified needs of specific groups can be addressed in
the area, taking into account:

e the overall level of need identified using the standard method (and whether the
evidence suggests that a higher level of need ought to be considered);

e the extent to which the overall housing need can be translated into a housing
requirement figure for the plan period; and




e the anticipated deliverability of different forms of provision, having regard to
viability.” [Emphasis added]

The Planning Practice Guidance adds at Paragraph: 024 Reference ID: 2a-024-
20190220 that “The total affordable housing need can then be considered in the
context of its likely delivery as a proportion of mixed market and affordable housing
developments, taking into account the probable percentage of affordable housing to
be delivered by eligible market housing led developments. An increase in the total
housing figures included in the plan may need to be considered where it could help
deliver the required number of affordable homes.” [Emphasis added]

At present the Plan would not meet the need for affordable housing identified in the
Updated Housing Needs for Rugby Borough September 2025. It is therefore not based
on the evidence and is therefore not sound pursuant to Paragraph 36(b) in the NPPF.

Minimum Housing Need Buffer

It is not considered that a 8.5% supply buffer would provide sufficient flexibility to
continually demonstrate a five-year housing land supply if some sites do not come
forward, particularly when taking into account unforeseen delivery issues from
allocated sites (namely the increase in brownfield allocations) and noting that small
site windfalls make up some 7.25% of the current housing provision. With the small
site windfall allowance taken into account (which cannot be relied upon to the same
extent as an allocated site) it is considered that a 15.8% buffer (8.5% over the 7.25%
small site windfall allowance) would be more appropriate. This surplus would be more
consistent with the 17% surplus in the adopted Local Plan 2011-2031 which the
Inspector supported in Inspector’s Report — 27 March 2019 stating “/ consider the
soundness of the Plan’s housing land supply in more detail under issue 6 below.
However, in relation to the need for Lodge Farm, since the Housing Market Delivery
Study was published, the housing land supply set out in the Plan has increased from
13,664 dwellings in the publication draft Plan to 15,369 homes at the point of
submission. In the revised housing trajectory86 , the allocation at Lodge Farm is
projected to deliver 665 dwellings within the Plan period, representing around 4% of
the total housing supply in the Plan. Whilst | note the site promoter’s evidence that the
Lodge Farm development could deliver more than this within the Plan period, without
Lodge Farm the remaining housing land supply would still exceed the Plan’s housing
requirement of 12,400 dwellings by more than 17%, which would be a comfortable
surplus.” [emphasis added].

It should also be noted that even with a 17% buffer Rugby currently find themselves
with a 5-year housing supply shortfall of 4.16 years as set out within the 5 Year Housing
Land Supply Position Statement 2025-2030 only 6 years after adoption. A 5 Year
Housing Supply Position Assessment has been undertaken as part of Local Authority
Reference R25/1041 which concludes that Rugby’s shortall is actually closer to 2.85
years against their local housing need equating to a shortfall of 1435 dwellings. This 5




Year Housing Supply Position Assessment is submitted alongside these
representations.

As set out within the Whole Plan Trajectory (Detailed) December 2025 the current
housing provision and trajectory would only provide for a 5-year housing land supply
up until 2034/35 (it may be even earlier as the local housing need figure will increase
year on year as the base housing stock increases). From 2035/36 to the end of the plan
period, Rugby would not be able to demonstrate a 5-year housing land supply. Taking
into account the Plan-Making Policies contained within the Draft NPPF 2025 which
would require the establishment of sub-regional Strategic Development Authorities,
the adoption of a Spatial Development Strategy and then the adoption of a new Local
Plan, it is not considered that Rugby (or the subsequent Unitary Authority) could adopt
a new Local Plan to boost housing supply before 2036 at the earliest, indeed the Chief
Officer for Growth and Investment noted at the Scrutiny Committee on 21 January
2025 it would be approximately a decade. As such, there is a considerable risk that
Rugby could not demonstrate a 5-year housing land supply in the middle and end years
of the plan period.

The Sustainability Appraisal December 2025 makes reference to the Draft NPPF 2025
at Paragraph 2.2.2 stating “and a new draft NPPF is now anticipated in 2025” however
the implications of the Draft NPPF on the ability for a new Local Plan to boost housing
supply during the plan period has not been taken into consideration when determining
an appropriate supply buffer. The evidence base for underpinning the decision to use
an 8.5% buffer is therefore considered to be incomplete.

A 15.8% buffer would generate a housing provision of 12,520 dwellings and could in
turn provide a 5-year housing land supply for the entirety of the plan period to 2042
and would provide additional protection should Rugby’s Housing Delivery Test results
drop below 85% requiring the application of a 20% buffer. The Sustainability Appraisal
December 2025 acknowledges at Footnote 14 that “A strong focus on supply from
existing committed sites and smaller greenfield sites suggests the need for a lower
supply buffer (e.g. 5%), but the new focus on supply from urban allocations suggests
the need for a larger buffer, e.g. 10%.” [Emphasis added]. Growth Scenarios 3 to 8 in
the Sustainability Appraisal would all provide a more suitable supply buffer ranging
from 13%-24%.

It should also be noted that increasing the housing supply buffer would also help to
address the unmet net need for affordable housing identified above.

Taking into account the above, it is not considered that the buffer is appropriate nor
has it been justified given the anticipated time frames for a new Local Plan to boost
housing supply in the middle of the plan period. Accordingly, Policy S2 is not
considered to be sound pursuant to Paragraph 36(b) in the NPPF.

Small Windfall Sites




Windfall sites are defined in the NPPF as sites not specifically identified in the
development plan which are taken into account to produce the housing trajectory.
Paragraph 75 of the NPPF sets out that “Where an allowance is to be made for windfall
sites as part of anticipated supply, there should be compelling evidence that they will
provide a reliable source of supply. Any allowance should be realistic having regard
to the strategic housing land availability assessment, historic windfall delivery rates
and expected future trends. Plans should consider the case for setting out policies to
resist inappropriate development of residential gardens, for example where
development would cause harm to the local area.”

Policy S2 sets out a windfall expectation of 850 over the plan period equating to 50
dwellings per annum. The supporting text at Paragraph 1.23 states that “Additional
sources of supply will be windfalls on sites of fewer than 5 dwellings (50 homes per
year), nonallocated sites within settlement boundaries, and new allocations made
through neighbourhood plans. Appendix 1 is a housing trajectory for the plan period.”
It is not considered that compelling evidence has been provided to justify the number
of small site windfalls in the housing provision over the plan period. As per Paragraph
75 in the NPPF the windfall allowance should have regard to:

1. the strategic housing land availability assessment
2. historic windfall delivery rates
3. expected future trends

Taking each of these in turn, the Housing and Economic Land Availability Assessment
(HELAA) December 2025 makes no assessment of windfall sites. Paragraph 7.2 states
that “Windfall sites for 4 or fewer dwellings would generally be too small for inclusion
within the HELAA. Therefore, no assessment of windfall has been undertaken as part
of this report.”. The HELAA does include at Appendix 2 a list of 27 discounted small
sites that it states “Where within settlement boundaries, these sites could potentially
form windfall sites”. However, no assessment of the these sites has been made with
respect to their availability, achievability and suitability. Indeed, it does not even
confirm whether said sites are located within the proposed settlement boundaries or
not. To this end the settlement boundaries as shown on the Policy Map have been
drawn very tightly around the built extent of the settlements and therefore provide
very little ‘white land’ where windfall sites could realistically come forward.

If the Draft Local Plan is going to rely partly on allocations made through
neighbourhood plans for its housing provision, the Draft Local Plan should include an
identified housing need for each settlement to ensure the subsequent neighbourhood
plans can comply with Paragraph 30 in the NPPF which states that “Neighbourhood
planning gives communities the power to develop a shared vision for their area.
Neighbourhood plans can shape, direct and help to deliver sustainable development,
by influencing local planning decisions as part of the statutory development plan.
Neighbourhood plans should not promote less development than set out in the




strategic policies for the area, or undermine those strategic policies” [Emphasis
added].

Turning to historic windfall delivery rates and expected future trends, the Small Site
Windfall Allowance Report September 2025 sets out the ‘Number of Windfall Units
Completed’. Whilst the 5 year average shows 51 dwellings per annum have been
completed over the period 2020/21-2024/25 this is heavily skewed by the 2020/21
year (79 dwellings) and there has been a continued decline year on year with the
2024/25 year only providing 41 dwellings. The summary of findings states that “While
the 10-year average for small site windfall completions is 56, the average for the past
5 years is 51. It seems logical to round down to 50 rather than round up to 55 as the
number for the past 4 financial years has been under 50 and, in general, the amount
has trended downwards for the last 10 years.” [Emphasis added]. Acknowledging a
downward trend in completions it is considered that the small site windfalls should be
reduced to 45 dwellings per annum (765 dwellings over the plan period) accounting
for the last 4 years of completions being 49, 45, 41, 41 (an average of 44) rounded up
to 45). The evidence base does not provide any evidence of expected future trends
that would indicate windfall completions increasing.

It is not considered that the current projection of 850 dwellings via small site windfalls
(fewer than 5 homes at 50 homes per year) at Policy S2 is based on proportionate
evidence and is therefore not justified and not sound pursuant to Paragraph 36(b).
Likewise given the reliance on windfall sites being allocated in Neighbourhood Plans
and no identified housing needs, the Draft Plan is not considered to be in conformity
with Paragraph 30 and is thus not sound pursuant to Paragraph 36(d).

Plan Period

Policy S2 establishes that the plan period is 2025-2042. This has been reduced from
2024-2045 in Policy S2 in the Regulation 18 Preferred Options Local Plan in order to
reduce the number of dwellings that need to be planned for by the Local Plan.
Paragraph 22 in the NPPF is clear that “Strategic policies should look ahead over a
minimum 15-year period from adoption”. Rugby’s current Local Development Scheme
(LDS) sets out that Rugby expects to submit the Plan for examination in June 2026 with
adoption scheduled for June 2027. Assuming strict accordance with this timetable the
plan would only look ahead for 14.5 years from adoption, taking into account the fact
that local housing need is calculated for a full annum. Moreover, it is considered that
the timetable itself is ambitious and could be subject to change. The LDS assumes that
the Local Plan Examination and post-examination to adoption will only last 12 months.
Government guidance contained in the ‘Local plans: taking part in examinations’ sets
out that “Most examinations take around a year to a year and a half, from start to
end.” not including the time after the examination process has closed for the Council
to agree to adopt the Plan. It should also be emphasised the Chief Officer for Growth
and Investment noted at the Scrutiny Committee on 21 January 2025 that the




Inspectorate had written to the Council to express that a number of Local Planning
Authorities are planning to submit Local Plans for examination before the December
2026 deadline which could result in capacity issues for examiners and delays to the
examination process. The revocation of the postponement to Rugby’s local elections
in May could likewise delay the submission of the Draft Local Plan for examination.

With the above considered, the plan period is not consistent with Paragraph 22 in the
NPPF and the Plan is therefore not sound pursuant to Paragraph 36(d).

(Continue on a separate sheet /expand box if necessary)

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.

Policy S2 Strategy for Homes should be modified to uplift the future need for housing
to ensure the plan can deliver 205 affordable homes per annum. In order to meet the
identified shortfall of 170 affordable homes over the plan period, the housing provision
would need to be increased by 567 dwellings over the plan period. This would deliver
170 affordable homes at a 30% affordable housing provision. This would require
additional sites to be allocated at Policy S6.

Policy S2 Strategy for Homes should be modified to include a larger housing buffer to
take into account unforeseen delivery issues on brownfield site allocations,
deliverability of windfall sites and the risk posed by the anticipated time frames for a
new Local Plan to boost housing supply in the middle of the plan period. The supply
buffer should be increased to at least 10% (the above example is 15.8%). Additional
sites should be allocated at Policy S6 which would deliver homes within years 2035-
2042.

Paragraph 1.22 should be modified to read as follows “Supply is allocated for [+10%]
more than the minimum requirement as a buffer to increase the likelihood of the




council being able to continually demonstrate a five-year housing land supply [over the
plan period].”

The small site windfalls at Policy S2(B) should be reduced from 840 to 765 with
Paragraph 1.23 modified to read as follows “Additional sources of supply will be
windfalls on sites of fewer than 5 dwellings ([45] homes per year), nonallocated sites
within settlement boundaries, and new allocations made through neighbourhood
plans. Appendix 1 is a housing trajectory for the plan period.” The reduced 75 dwellings
should then be re-allocated under Policy S6 (Policy S6 to be modified as required).

An additional strategic policy should be added to ensure suitable homes are allocated
within Neighbourhood Plans to ensure the windfall allowance is robust. In the absence
of Neighbourhood Plans coming forward the Local Plan should be modified to ensure
these homes could come forward in a subsequent Development Plan Document. This
could read for example as below (using the West Northants Regulation 18 Draft Plan
as an example):

“Housing sites will be identified to provide for the parish housing requirements set out
below. Suitable sites, within or immediately adjoining the confines of the villages
referenced, will be identified either through neighbourhood development plans or
through a development plan document.

If draft neighbourhood development plans making provision for at least the minimum
housing numbers of the relevant area have not made demonstrable progress within
two years of the adoption of the Plan the Council will allocate sites for development
within a development plan document in order to meet the requirements of this Local
Plan. Progress thereafter will be reviewed on an annual basis.

Minimum Housing Figure by Parish

[Provide list of Parish’, settlements and identified housing figures]”

The plan period should be extended from 2025-2042 to 2025-2043/44 to ensure that
the plan period provides for a minimum of 15 years on adoption. This would
necessitate allocating additional sites under Policy S6 to ensure the Local Plan provides

for the minimum local housing need over the extended plan period.

The above changes would ensure that the Plan is sound pursuant to Paragraphs 36(b)
and (d) in the NPPF.




(Continue on a separate sheet /expand box if necessary)

Please note: In your representation you should provide succinctly all the
evidence and supporting information necessary to support your representation
and your suggested modification(s). You should not assume that you will have a
further opportunity to make submissions.

After this stage, further submissions may only be made if invited by the
Inspector, based on the matters and issues he or she identifies for
examination.

7. If your representation is seeking a modification to the plan, do you consider it
necessary to participate in examination hearing session(s)?

No, I do not wish to Yes, I wish to
participate in X participate in
hearing session(s) hearing session(s)

Please note that while this will provide an initial indication of your wish to
participate in hearing session(s), you may be asked at a later point to confirm
your request to participate.

8. If you wish to participate in the hearing session(s), please outline why you
consider this to be necessary:

To set out the requirements for modifications detailed above to address
soundness issues.




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

Part B - Please use a separate sheet for each
policy or site you wish to comment on

Name or Organisation:

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

Paragraph Policy | S6 Policies Map | X
Residential
Allocations

Site ID

4. Do you consider the Local Plan:

(1) is Legally compliant Yes X No

(2) is Sound Yes No X
(3) complies with the X

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.



Spatial Strategy

We support the provision of new homes being focused on Rugby as the only town and
most sustainable settlement within the Borough.

Green Belt Release

The Draft Local Plan proposes releasing a significant amount of land from the Green Belt
for both residential and employment development. Residential allocations requiring
Green Belt release at Wolvey, Brinklow, Long Lawford, Stretton-on-Dunsmore, Brandon
and Wolston make up 1,476 or 51% of all new residential allocations at Policy S6 (a
marginal decrease when compared to the 52% in the Regulation Preferred Options).
There are number of sustainable sites, particularly around the southern edge of the
Rugby urban area that would be more sustainable and would have not have required
such a significant release of land from the Green Belt. This includes for example HELAA
sites 91, 52, 51 and previous draft allocations at Regulation 18 including Land off Barby
Lane and East of Kilsby Lane. Land off Barby Lane, East of Kilsby Lane and Land at Ashlawn
House could together remove the need to release Green Belt land for ~500 dwellings. On
this basis it is not considered that exceptional circumstances have been justified to
support the extent of Green Belt release in accordance with Paragraph 146 in the NPPF
which states that “Exceptional circumstances in this context include, but are not limited
to, instances where an authority cannot meet its identified need for homes, commercial
or other development through other means.” [Emphasis added]

The evidence contains a Green Belt Review in two parts, Green Belt Contribution Study
Strategic Assessment (Stage 1) and Green Belt Contribution Study Stage 2: Site
Contribution Assessments. Stage 1 identifies the areas that are suitable for definition as
Grey Belt and Stage 2 provides an assessment of those sites which are not identified at
Stage 1. The Stage 2 assessment states that “In March 2025 RBC carried out a Preferred
Options Consultation [see reference 2]. This proposed 12 residential allocations within the
Green Belt, three employment allocations and four Gypsy and Traveller site allocations.
Of these, 10 residential sites, one employment site and two Gypsy and Traveller sites lie
within areas identified at Stage 1 as grey belt.... RBC requested LUC to assess the
contribution of the remaining preferred option sites — that is, those located in areas not
identified as grey belt at Stage 1 — together with three substantial omission sites (that is,
sites which are not preferred options).” As such all of the residential site allocations with
the exception of Sites 253 and 316 in Long Lawford have been identified as Grey Belt. We
agree that residential allocations within the Green Belt (excluding Sites 253 and 316)
meet the NPPF definition of Grey Belt.

Turning to Site 253 (Lawford Fields Farm), it is identified as having a strong contribution
to both purposes A and C as set in Paragraph 143 of the NPPF. Indeed, the Stage 2
assessment recognises that “There are limited mitigation measures which would be able
to limit impacts on contribution to Purpose A”. Whilst Long Lawford is not identified as a
town and thus provides a weak/no contribution to purpose B it should be noted that it
would result in the merging of Rugby and Long Lawford and as such would result in a




incongruous expansion of Rugby. This is noted within the Stage 2 assessment which
states that “Development of land in the parcel would have an incongruous impact on the
urban pattern. The lack of features to restrict and contain development mean that
development here would have an incongruous impact, and would contribute to sprawl!
associated with the large builtup area of Rugby. The parcel forms half of a fragile gap
between Rugby and Long Lawford, and any development would weaken the gap, and
be incongruous with the urban pattern.” [Emphasis added]. Whilst a small area of Green
Belt is retained between Rugby and Long Lawford this is proposed to provide public
recreational use. The development requirements specify that this could be “for example
sport pitches with a community use agreement, allotments or other public open space”.
It should be noted that some outdoor sport and recreational buildings which include the
provision of buildings and hardstanding could compromise previously developed land
and could in turn result in this area meeting the NPPF definition of Green Belt. It is
considered that that the merging of Rugby and Long Lawford would in turn cause a
fundamental weakening of the wider Green Belt. It is thus not considered that this
alteration to the Green Belt has been fully evidenced or justified in accordance with
Paragraph 145 in the NPPF and is therefore not sound pursuant to Paragraphs 36(b) and
(d) in the NPPF.

Suitability of Site Allocations

Brinklow (Site ID: 315 and 337)

We do not support the allocations at West Farm and Home Farm (Site ID: 337) and Land
south of Rugby Road (Site ID: 315). Both sites would have a significant impact on the
designated heritage assets within Brinklow which includes the Brinklow Conservation
Area (and the number of constituent listed buildings within), Brinklow Castle (Motte and
bailey castle Scheduled Ancient Monument) and potential archaeological remains that
can be identified on the Historic Environment Record (HER). The Heritage Statement
states with respect to Site ID’s 315 and 337 respectively that “Potential impacts include
the loss of views across the rural landscape, the demolition of historic buildings on
Rugby Road to facilitate site access, and the destruction of the ridge and furrow
earthworks. All would have the potential to harm the character of the conservation area,
and the setting of some of its constituent heritage assets, including Brinklow Castle.”
and “Key concerns include: the potential loss of historic agricultural buildings; erosion
of the farmsteads’ setting, and Brinklow Castle’s historic landscape setting; and loss of
archaeological earthworks.” [Emphasis added]

It is considered that an Archaeological Desk-Based Assessment and Geophysical Surveys
should be undertaken (if they have not already) and be made available to Policy Officers
(and the public) to confirm the extent of potential archaeological remains on these sites
before they are allocated.

In order to deliver ~75 dwellings in the developable site area identified for Site ID: 337
the indicative density would need to be over 30 dwellings per hectare. This is considered
to dense given the sites edge of settlement and highly sensitive heritage setting location.




The allocations at West Farm and Home Farm (Site ID: 337) and Land south of Rugby
Road (Site ID: 315) would fail to conserve and enhance the historic environment and are
therefore not compatible with Chapter 16 in the NNPF and are in turn not considered to
be sound pursuant to Paragraph 36(d).

Newton (Site ID: 87)

Newton is the only ‘Other rural settlement’ in the Settlement Hierarchy at Policy S1 to
receive a residential allocation (whilst Brandon is an Other rural settlement the site
allocation adjoins Binley Woods which is a Main Rural Settlement). As an Other rural
settlement Newton scores poorly for sustainability in the Rural Sustainability Study
Report December 2024 with no leisure centre, bank, café, dentist, early years nursery or
garage. It likewise has poor access to public transport infrastructure with no railway
station and a poor bus service. Clearly future occupants would be reliant on the private
car to access shops, services and employment opportunities with the Rugby urban area.

The development requirements set out that that the scheme would need to “Upgrade
walking and cycling links (footpath to the north and bridleway to the south) to Great
Central Walk/LCWIP Route 46 (Great Central Walk between Crowthornes and Newton)
which connects to schools, local amenities and employment sites in Coton Park.”
[Emphasis added]. The expectation then is that children would walk via the Great Central
Walk, PRoW network and Coton Park East in order to access Rugby Free Primary School.
When taken in conjunction with the indicative concept plans provided for Coton Park
East, this would necessitate children, who may be unaccompanied, walking along a
combination of unlit footpaths with no natural surveillance and an industrial estate. This
would not encourage active travel and potentially puts unaccompanied children in areas
that could attract criminal and anti-social behaviour. This would not be in accordance
with Paragraph 96 which states that “Planning policies and decisions should aim to
achieve healthy, inclusive and safe places which:

a) promote social interaction, including opportunities for meetings between people who
might not otherwise come into contact with each other — for example through mixed-use
developments, strong neighbourhood centres, street layouts that allow for easy
pedestrian and cycle connections within and between neighbourhoods, and active street
frontages;

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion — for example through the use of
well-designed, clear and legible pedestrian and cycle routes, and high quality public
space, which encourage the active and continual use of public areas; and

¢) enable and support healthy lives, through both promoting good health and preventing
ill-health, especially where this would address identified local health and well-being needs
and reduce health inequalities between the most and least deprived communities — for
example through the provision of safe and accessible green infrastructure, sports




facilities, local shops, access to healthier food, allotments and layouts that encourage
walking and cycling.” [Emphasis added]

This would likewise not be in accordance with Paragraph 135(f) which states that
“Planning policies and decisions should ensure that developments:

f) create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users51; and where
crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience.” [Emphasis added]

It is far more likely in practice that parents would then have to drive children to school
putting additional pressure on Newton Manor Lane and the A426 at peak times.

Newton and Biggin had a Neighbourhood Area designated on 20 September 2023. Given
the size of the settlement, it is considered that residential development should come
forward via a Neighbourhood Plan whereby local residents would have the opportunity
to have a Referendum on said development. Alternatively, residential development
could be delivered on this site by way of small site windfall.

Taking into account the above Site ID: 87 is not considered to be sustainable and suitable
for development. The allocation of Site ID: 87 is considered to be contrary to Paragraphs
96 and 135 and therefore not considered to be sound pursuant to Paragraph 36(d) in the
NPPF.

Wolvey (Site ID: 358 and 309)

Whilst the reduction in allocations at Wolvey and Wolvey Heath from the Regulation 18
Preferred Options Local Plan are supported, the proposed allocations at Wolvey would
still see the total number of dwellings within Wolvey increase from 275 to 485 (a 176%
increase) which would still have a significant impact on the settlements character and
townscape in addition to its residents.

As detailed within the Rural Sustainability Study December 2024 Wolvey has limited
access to shops and services (including no pharmacy, leisure centre, bank, dentist or
garage). Wolvey also has poor access to public transport infrastructure with no railway
station and a poor bus service when compared to other main rural settlements. Wolvey
also scores poorly for internet access being outperformed in this respect by a number of
other rural settlements.

There is no secondary school within Wolvey, (the nearest being in Hinckley and therefore
outside of Warwickshire County Council’s local education system). With respect to the
Wolvey CofE Primary School, the Education Topic Paper states that “Wolvey School is
unlikely to be over-capacity based on planned housing growth, because a worst case
scenario is presented and not all children who live in new homes built in Wolvey are likely
to attend this school”. Whilst not all of the children would attend Wolvey CofE Primary




School nearly all of the remaining children would attend The Revel. Whilst The Revel is
not forecast to have the same shortfall as Wolvey CofE Primary School it is still the case
that The Revel is forecast to have a shortfall for Years R-6 within the plan period. It is not
clear from the Education Topic Paper what the in-combination demand across both the
Wolvey CofE Primary School and The Revel would actually be taken into account the split
across both schools. What is however the case is that when taking a worst case scenario
(which should be the basis for determining school capacity), both Wolvey CofE Primary
School and The Revel would have shortfalls within the plan period.

It was noted by Warwickshire County Council in their response to the Regulation 18
Preferred Options consultation that “Feedback from Commissioners across Children’s
and Adult Social Care Services, Social Work teams, and colleagues in the Integrated Care
Board, is that the proposed dispersal strategy may add further burdens in areas with
already existing challenges. The proposals for example in Wolvey, factoring that policy
H7, could lead a requirement to develop 175 social rent homes in that area. It is likely
that some of the 175 residents will be accessing social care services or early help
prevention. However, there is limited care infrastructure within that area and due to
the rural nature of the location, it is anticipated that there could be service viability
issues. The local GP practice for example, is a branch of a service provided from Hinckley
and outside our local care system.” Whilst the number of dwellings has decreased since
Regulation 18, as sites 358 and 309 would require release from the Green Belt they would
be subject to 40% affordable housing provision with 70% of those being socially rented.
As such this could still generate ~59 socially rented homes and thus would still place
pressure on social care services.

Taking the above into account, Wolvey is not a sustainable settlement for development
and future occupants would likely be reliant on the private car to access shops, services
and employment opportunities. As such it is not considered that this allocation has been
justified by the evidence base and is in turn not sound pursuant to Paragraph 36(b).

(Continue on a separate sheet /expand box if necessary)

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.




The number of residential allocations at Policy S6 requiring Green Belt release should be
reduced to ensure that the plan is sound pursuant to Paragraphs 36(b) and (d).

Site ID 253 (Lawford Fields Farm) should be removed as an allocation from Policy S6 and
retained as Green Belt to prevent a fundamental weaking of the Green Belt by virtue of
the merging of Rugby and Long Lawford. This would ensure that the plan is sound
pursuant to Paragraphs 36(b) and (d).

The residential allocations at West Farm and Home Farm (Site ID: 337) and Land south of
Rugby Road (Site ID: 315) should be removed from Policy S6 to preserve the setting of
designated heritage assets. This would ensure that the plan is sound pursuant to
Paragraph 36(d).

The residential allocation at Newton (Site ID: 87) should be removed from Policy S6 and
a housing requirement provided for Newton so that this site could be delivered as part
of a new/updated Newton and Biggin Neighbourhood Plan. This would ensure that the
plan is sound pursuant to Paragraph 36(d).

The residential allocations at Wolvey (Site ID: 358 and 309) should be removed from
Policy S6. This would ensure that the plan is sound pursuant to Paragraph 36(b).

In order to account for the removal of the above sites from Policy S6 alternative sites will
need to be allocated for residential development. Such allocations should be directed
toward the most sustainable settlements in the Borough that would not require the
release of Green Belt land.

This should include the allocation of Ashlawn House, Ashlawn Road, Rugby (Site ID: 52)
which is currently subject to a live planning application for up to 90 dwellings pursuant
to LPA reference R25/1041. Policy Officers are requested to review all of the submission
documents submitted with this planning application however the Indicative Masterplan
and Planning Statement have been submitted alongside these representations for
reference.

The Suitability Commentary for Ashlawn House within the HELAA stated as follows:

“Partially within potential Gl corridor. Line of trees covered by TPO's within and adjacent
western part of site. Site abuts an area of Priority Habitat - Deciduous woodland to its
south/west. An appropriate buffer may be required to mitigate any impacts. Locationally
inappropriate, causing sustainability concerns despite lying adjacent site that has extant
planning permission for residential. Not considered suitable for residential as a stand-
alone site but also could be considered as part of a strategic site with larger adjoining
land parcels.”

Taking these points in turn, a Tree Preservation Order for the site was submitted with
our Regulation 18 Preferred Options representations. The TPO’s are all situated on the
sites Western boundary at Inwoods House (outside of the Applicants landownership). It
should be noted that an Arboricultural Impact Assessment has been submitted alongside




LPA reference R25/1041 which demonstrates that the TPO trees and all but one tree on-
site can be retained. A copy of the Arboricultural Impact Assessment is submitted with
these representations. A Landscape Visual Impact Assessment has also been undertaken
as part of LPA reference R25/1041 which concludes that “Application Site and wider area
have a good ability to tolerate the nature/scale of the development without any adverse
effect on the local or national landscape character”. A copy of the Landscape Visual
Impact Assessment is submitted with these representations.

With respect to the potential Gl corridor and areas of Priority Habitat, an Ecological
Impact Assessment (EclA) has been submitted with LPA reference R25/1041 alongside a
Biodiversity Net Gain Assessment. A copy of these documents is submitted with these
representations. The proposed Biodiversity Net Gain strategy has been designed to take
the opportunity to protect, restore and enhance the existing Potential Green
Infrastructure Corridor. It should be noted that Warwickshire County Council Ecology
have not objected to LPA reference R25/104.

The site lies immediately to the South of part of the DS3.4 South West Rugby allocation
(Ashlawn Gardens) which is now being built out and comprises circa 860 dwellings. The
site therefore adjoins the existing built-up area to Rugby and the Regulation 19 Draft Plan
proposes extending the settlement boundary to Ashlawn Road formalising the extent of
the urban edge. As referenced in the Suitability Considerations in the HELAA Site
Proformas, the site is also adjacent to the Former Inwoods House which has planning
consent for 25 dwellings pursuant to LPA reference R23/0491. With regard to
sustainability the Officers Report (submitted alongside these comments) details that
“The application site is adjacent to the David Wilson development, Ashlawn Gardenes,
which is currently been constructed (circa 860 dwellings), and will form the new urban
edge boundary, to the north of the application site and adjacent to the other side of the
Ashlawn Road. The Ashlawn Road provides vehicle access, a cycle network and provides
safe pedestrian routes to include pavements and a trdffic controlled pedestrian
crossing, to the urban area, the most sustainable location within the Borough,
providing the best access to a range of services and facilities. Which would provide
moderate weight in favour of the proposal.” [Emphasis added].

The site is within walking/cycling distance of a range of local services and facilities within
the Rugby urban area including inter alia Rugby Free Secondary School, Quest Academy,
Rokeby Primary School, Hospital of St Cross, Rugby High School and the Sainsbury's on
Dunchurch Road, all of which can be accessed through the Ashlawn Gardens
development. The site also benefits from being within walking and cycling distance of
Dunchurch which as set out in the Rural Sustainability Study is the most sustainable Main
Rural Settlement providing further access to local services and facilities including inter
alia; Little Grange Nursery, Dunchurch Sportsfield & Village Hall, Dunchurch Infant School
and Nursery, Dunchurch Surgery, Bilton Grange Preparatory School, Dunchurch
Boughton Church of England Infant Academy and Nursery, Dunchurch Pharmacy and
several pubs and restaurants.

It should be noted that Warwickshire County Council Highways have commented on LPA
reference R25/1041 and have confirmed that “This site is well-connected to the existing




walking and cycling network in Rugby, and local schools and amenities are within
comfortable walking and cycling distances.” [Emphasis added] Rugbys Housing
department have likewise stated that they support affordable, accessible and specialist
housing provision in this location.

Given the above, it is considered that the Land at Ashlawn House is a sustainable location
for a standalone residential development. The ‘Justification for discounting’ adds
“Settlement character piecemeal, incongruous development separate from settlement
edge”. As detailed above, the site is not separate from the settlement edge, it is a matter
of fact that it directly adjoins the existing built-up area to Rugby and the proposed
settlement boundary within the Regulation 19 Draft Plan. Furthermore, development
would not be incongruous, the site is bound to the North by residential development at
Ashlawn Gardens and soon to be bound to the West by residential development at the
Former Inwoods House. If allocated for development, development would not encroach
any further to the East than Ashlawn Gardens and no further to the south than that
consented under Local Authority reference R23/0491. As such it would be
commensurate to the pattern of development and would ‘round off’ this part of the
urban fringe.

(Continue on a separate sheet /expand box if necessary)

Please note: In your representation you should provide succinctly all the evidence
and supporting information necessary to support your representation and your
suggested modification(s). You should not assume that you will have a further
opportunity to make submissions.

After this stage, further submissions may only be made if invited by the
Inspector, based on the matters and issues he or she identifies for
examination.

7. If your representation is seeking a modification to the plan, do you consider it
necessary to participate in examination hearing session(s)?




No, I do not wish to Yes, I wish to
participate in X participate in
hearing session(s) hearing session(s)

Please note that while this will provide an initial indication of your wish to participate
in hearing session(s), you may be asked at a later point to confirm your request to
participate.

8. If you wish to participate in the hearing session(s), please outline why you
consider this to be necessary:

To discuss an alternative site allocation at Ashlawn House, Ashlawn Road, Rugby
(Site ID: 52) which is currently subject to a live planning application for up to 90
dwellings pursuant to LPA reference R25/1041.

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.

Part B - Please use a separate sheet for each
policy or site you wish to comment on

Name or Organisation:

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

Paragraph Policy | EN3 Policies Map | X
Rainsbrook
Valley

landscape
of elevated
sensitivity

Site ID

4. Do you consider the Local Plan:

(1) is Legally compliant Yes No

(2) is Sound Yes No X




(3) complies with the X
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.

Whilst the inclusion of Rainsbrook Valley landscape of elevated sensitivity is supported
in principle, it is considered that the area defined on the Policy Map is not based on
proportionate evidence and is therefore not sound pursuant to Paragraph 36(b) in the
NPPF.

Paragraph 5.7 in the Draft Local Plan states that “The findings of the Rainsbrook Valley
Landscape Sensitivity Assessment (2025) justify affording this area a higher degree
consideration in decision making.” The Rainsbrook Valley Landscape Sensitivity
Assessment (2025) is considered to provide a poor analysis of landscape value
particularly when compared against The Rainsbrook Valley Landscape Sensitivity January
2017 undertaken by Warwickshire County Council Landscape Architects. Unlike previous
landscape assessments of the Rainsbrook Valley, The Rainsbrook Valley Landscape
Sensitivity Assessment (2025) does not identify defined land parcels or units (Landscape
Cover Parcels) and thus provides no analysis of defined land parcels and instead looks at
the sensitivity of the valley as one assessment unit. Given the purpose of the study is to
support policy and decision-making, this approach is considered to be methodologically
flawed and inconsistent with the Natural England Guidance contained within ‘An
approach to landscape sensitivity assessment — to inform spatial planning and land
management.’ June 2019. The approach taken to reduce the Rainsbrook Valley to a single
assessment unit means The Rainsbrook Valley Landscape Sensitivity Assessment (2025)
does not distinguish between different parts of the Rainsbrook Valley which have varying
characteristics when assessing the landscape value ‘factors’ and as such does not provide
an accurate assessment of landscape value at a smaller defined land parcel scale.

It should also be noted that Landscape Sensitivity Assessments were undertaken
separately from the Rainsbrook Valley Landscape Sensitivity Assessment for individual
sites submitted to the Call for Sites. The 2025 Study makes no reference to these in the
Planning policy and guidance and these assessments could have been used to inform an
assessment of defined land parcels.

As a result of not analysing defined landscape parcels, almost all of the Rainsbrook Valley
has been identified as high sensitivity and in some cases previously identified Landscape
Cover Parcels have had their sensitivity increased from high-medium to high, when
compared to the previous 2017 study, despite significant urbanising factors on those
parcels which should reduce their sensitivity. Several examples are identified in the table
below:




Site/2017 Sensitivity Sensitivity
(2017

Zone

Site of
Former
Inwoods
House /
17h

Study)
High-
Medium

(2025
Study)
High

Comments

Since 2017 planning
permission has been
granted for 25 dwellings
pursuant to LPA
reference R23/0491 and
work on site had begun
at the time of the 2025
study. The 2025 study
makes no reference to
Inwoods House however
this clearly reduces the
sites contribution to
landscape value across
all landscape value
factors.

Conclusion

Sensitivity should
be reduced to low

Ashlawn
House /
17h

High-
Medium

High

Since 2017, 860
dwellings have been
constructed as part of
the Ashlawn Gardens
development on the
North side of Ashlawn
Road and, as above, 25
dwellings are under
construction
immediately to the
West. The 2025 Study
makes no reference to
Ashlawn Gardens. These
developments have had
a significant urbanising
presence on the site and
reduce the sites
contribution to
landscape value namely
across the two
perceptual factors.

Sensitivity should
be reduced to
medium. The rear
of the site in 14d on
the 2017 Study
should remain high

Gorse
Farm
Close /
17h

High-
Medium

High-
Medium

Since 2017 planning
permission was granted
for 10 dwellings
pursuant to LPA
reference R17/0455.
These dwellings have
subsequently been built
out. The 2025 Study

Sensitivity should
be reduced to low




makes no reference to
Gorse Farm.

Neither Policy EN3 nor The Rainsbrook Valley Landscape Sensitivity Assessment (2025)
clarify whether the Rainsbrook Valley is to be designated as a valued landscape as per
Paragraph 187(a) in the NPPF. This clarification is important for two reasons, first as
noted in The Rainsbrook Valley Landscape Sensitivity Assessment (2025) the Inspectorate
previously concluded in Appeal Reference APP/E3715/W/16/3158785 that the
Rainsbrook Valley was not a valued landscape stating “In my judgement | would not
describe the site or part of it as lying within a valued landscape.” [Emphasis added].
Secondly, whilst this Local Plan will be examined under the December 2024 NPPF the
Draft NPPF 2025 consultation replaces the concept of valued landscapes with DM Policy
N1(a) which instead states “N1: Identifying environmental opportunities and safeguards

1. Development plans should safeguard and enhance the natural environment, and reflect
the wider benefits from natural capital and ecosystem services, by using Local Nature
Recovery Strategies, Protected Landscape Management Plans, River Basin Management
Plans, National Forest Strategies, Community Forest Plans and other relevant evidence at
the most appropriate level to:

a. Set out the hierarchy of international, national and locally designated sites and areas
of importance for their landscape, geological (including soil) or biodiversity value in the
plan area, and identify other features which require particular consideration in managing
development due to their environmental value such as chalk streams;”

Turning specifically to Ashlawn House, as set out in the table above the 2025 Study
increases the sites landscape value from high-medium to high despite significant
urbanising influences adjacent to the site since 2017. As set out, this includes the
development of 860 dwellings at Ashlawn Gardens as part of the Rugby South West SUE
immediately to the north and 25 dwellings which are currently under construction
immediately to the west. Both of these developments exert a significant urban influence
and weaken the contribution the northern part of the site makes with respect to both
the Perceptual (Scenic) and Perceptual (Wildness and Tranquillity) landscape value
factors which isn’t reflected in the 2025 Study. It should be noted that the landscape
sensitivity map provided on page 65 of the Study does not use the latest Ordnance Survey
base mapping and therefore does not show the extent of the Ashlawn Gardens
development.




Ashlawn Gardens
(860 Dwellings)

Inwoods House
(25 Dwellings)

Ashlawn House is referenced once within the 2025 Study which states the following “The
other historic designed landscape is associated to Ashlawn House, off Ashlawn Road, and
south of the Ashlawn Water tower. The grandiose 19th century house and parkland
garden remain, albeit with the latter's character somewhat eroded through incremental
parkland tree loss.” [Emphasis added]. It should be noted that the character has been
further eroded by livestock grazing over a number of years. Both the incremental
parkland tree loss and livestock grazing have reduced the contribution the site makes to
the cultural heritage factor.

It should also be emphasised that the topography reduces the visual profile of the
northern part of the site across the valley significantly and the planting along the
northern boundary provides a significant landscape buffer. Indeed, it is recognised in the
2025 Study that “There will be localised areas of lower or moderate susceptibility,
including specific parcels where both: topography might reduce the visual profile across
the wider valley; and where existing or enhanced vegetation might provide screening.
Such areas are most likely located beyond the northern ridge line and abutting Ashlawn
Road” [Emphasis added]. Despite the recognition that specific parcels would have a
lower or moderate susceptibility, Ashlawn House is determined to provide high
susceptibility in the matrix. Again this highlights the need for the 2025 Study to have
assessed defined land parcels and not one assessment unit.

Taking the above into account Ashlawn House is considered to have moderate/low
sensitivity and good/ordinary value which would, taking the most conservative analysis,
result in a medium sensitivity.

A Landscape Visual Impact Assessment for the land at Ashlawn House has been carried
out to support LPA reference R25/1041 and is submitted alongside these
representations. It concludes that “The Application Site has a distinctive parkland setting
and is assessed as of moderate landscape value and largely low sensitivity. A large area




of the site to the south, part of which is assessed as high sensitivity due to views over the
Rains Brook Valley, will be exclusively green field comprising a SUDs pond and tree
planting, creating new habitats that will replicate the parkland feel that gives the
Application Site its quality and value.

The site has a high level of containment and there are good opportunities for mitigation
and enhancement. The number of visual receptors is largely limited by the boundary
vegetation, woodlands, hedgerows and tree belts in the landscape and built form,
particularly from the north and west. Receptors comprise principally of pedestrians and
residents in close proximity to the site boundary to the north and east.

It is considered that the Application Site and wider area have a good ability to tolerate
the nature/scale of the development without any adverse effect on the local or national
landscape character. The proposals conform to local and national policies and in
conclusion this assessment does not consider that there are any unacceptable or
overriding landscape or visual effects that should preclude the proposed development”
[Emphasis added].

As an aside, it should be noted that neither Ashlawn House, Ashlawn Road, Rugby nor
Gorse Farm, Ashlawn Road, Rugby have been included within either of the Landscape
Sensitivity Assessments. This document should be updated to include a landscape
sensitivity assessment of the site. This was noted in our representations made to the
Regulation 18 Preferred Options consultation yet has not been updated.

(Continue on a separate sheet /expand box if necessary)

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.

The Rainsbrook Valley landscape of elevated sensitivity area should be modified on the
Policy Map to include only areas of high landscape sensitivity. To inform this modification
The Rainsbrook Valley Landscape Sensitivity Assessment (2025) should be updated to
include an assessment of defined land parcels. An indicative modified Rainsbrook Valley
landscape of elevated sensitivity area is set out below. These modifications would ensure
that the Plan is based on proportionate evidence and is sound pursuant to Paragraph
36(b) in the NPPF.




The wording at Policy EN3 should be modified to set out clearly whether the Rainsbrook
Valley is a valued landscape in accordance with Paragraph 187(a) to ensure that the Plan
is consistent with the NPPF and sound pursuant to Paragraph 36(d) in the NPPF.

(Continue on a separate sheet /expand box if necessary)

Please note: In your representation you should provide succinctly all the evidence
and supporting information necessary to support your representation and your
suggested modification(s). You should not assume that you will have a further
opportunity to make submissions.

After this stage, further submissions may only be made if invited by the
Inspector, based on the matters and issues he or she identifies for
examination.

7. If your representation is seeking a modification to the plan, do you consider it
necessary to participate in examination hearing session(s)?

No, I do not wish to Yes, I wish to
participate in X participate in
hearing session(s) hearing session(s)




Please note that while this will provide an initial indication of your wish to participate
in hearing session(s), you may be asked at a later point to confirm your request to
participate.

8. If you wish to participate in the hearing session(s), please outline why you
consider this to be necessary:

To examine the flawed methodology used in The Rainsbrook Valley Landscape Sensitivity
Assessment (2025) for determining the extent of the Rainsbrook Valley landscape of
elevated sensitivity.

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.
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1.0

11

1.2

13

1.4

INTRODUCTION

This Planning Statement has been prepared by Sworders on behalf of Ashlawn Investments
Limited (hereafter referred to as the ‘Applicant’) in support of an outline planning application
with all matters reserved except for access for the erection of up to 90 residential dwellings
(Use Class C3) (including up to; 28 affordable homes, 9 self-build/custom build homes, 9
accessible homes to M4(3) standards and 6 specialist homes), up to 2.28ha of public open
space (including natural and semi-natural green space, amenity green space and a child’s play
area), a pedestrian refuge island crossing and associated development at Land on the South

Side Of, Ashlawn Road, Rugby, CV22 5QF.

The application site is located to the South of Rugby to the Northeast of Dunchurch on the
South side of Ashlawn Road which runs between the A426 roundabout and the junction with
the A428/Hillmorton Road. The site comprises some 7.43ha of grazing land to the East and
West of the existing access, which serves both ‘The Lodge’ to the North of the site and
‘Ashlawn House’ and ‘The Bungalow’ to the Southeast, and forms part of the wider curtilage

to ‘Ashlawn House’.

The site is bound to the North by Ashlawn Road/B4429 beyond which is Ashlawn Gardens
comprising 860 residential dwellings forming part of the South West Rugby Sustainable Urban
Extension and the current extent of the Rugby Urban Edge. To the West, the site is bound by
the ‘Site Of Former Inwoods House’ wherein 25 dwellings are currently under construction.
To the East of the site is a parcel of land adjacent to ‘Hall Cross’ beyond which is a clustering
of dwellings fronting Ashlawn Road and around Gorse Farm Close. To the South, is open

countryside, beyond which lies the M45.

The site is currently accessed by way of a private drive onto the public highway serving ‘The
Lodge’, ‘Ashlawn House’ and ‘The Bungalow’. The driveway is bound on either side by a tall
hedgerow. There are a further two field accesses to the site on the West of the site adjacent
to the access to the ‘Site Of Former Inwoods House’ and on the East of the site adjacent to

‘Ashlawn Cottage’.
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1.5

1.6

1.7

Rugby Borough Council’s Housing Land Supply Position Statement 2025-2030 confirms that
Rugby can only demonstrate a 4.16 year supply of housing (equating to a shortfall of 542
dwellings). At the time of writing, it is the Applicants position that Rugby Borough Council can
only demonstrate a housing land supply of 2.85 years against their local housing need
(equating to a shortfall of 1435 dwellings). As such this application must be determined in
accordance Paragraph 11(d) in the National Planning Policy Framework and granted unless

the adverse impacts of doing so would significantly and demonstrably outweigh the benefits.

The proposed development will deliver significant public benefits including inter alia 28
affordable homes, 9 self-build/custom build dwellings, 6 specialist homes (including 3
sheltered homes and 3 extra care homes), a children’s play area comprising both a Local Area
for Play (LAP) and a Local Equipped Area for Play (LEAP), amenity green space, natural and
semi-natural green space, a new pedestrian crossing over Ashlawn Road, a 17.49% and 18.17%
Biodiversity Net Gain in Habitat Units and Hedgerow Units respectively (including over 168
new trees and significant areas of enhanced grassland) and will result in Net-Zero operational
carbon emissions through an innovative energy strategy utilising a communal Ground Source

Heat Pump (GSHP) system alongside rooftop solar photovoltaic (PV) panels.
This application is supported with the following plans and supporting technical information:
e Topographical Survey (Dwg No. 20126-Topo)
e Site Location Plan (Dwg No. 211226 P 00 001)
e Existing Site Plan (Dwg No. 211226 P 00 002)
e Indicative Masterplan (Dwg No. 211226 P 00 100 Rev A)
e Constraints and Opportunities Plan (Dwg No. 211226-P-00-010)
e Land Use Parameter Plan (Dwg No. 211226-P-00-020)
e Green and Blue Infrastructure Parameter Plan (Dwg No. 211226-P-00-021)
e Access and Movement Parameter Plan (Dwg No. 211226-P-00-022)
e Density and Building Heights Parameter Plan (Dwg No. 211226-P-00-023)

e Design and Access Statement (Ref: TAR1262 211226 DAS November 2025)
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e Rugby 5 Year Housing Supply Position Assessment for Period 2025-2030

e Health Impact Assessment

e Air Quality Assessment (Ref. 333801579 Ashlawn House, Rugby AQA P02)

e Ground Conditions Desk Study (Ref. 333801579-STN-XX-XX-RP-GE-1001-P02)

e Arboricultural Impact Assessment (Ref. GAC0030-AlA-Ashlawn House-23-09025-V1.3)

e Ecological Impact Assessment (EclA) (Ref. MH10077 Land at Ashlawn House Ecological
Impact Assessment V2 Oct 2025)

e Biodiversity Net Gain Statement

e Biodiversity Net Gain Condition Assessments

e Biodiversity Net Gain Metric Updated October 2025

e Biodiversity Net Gain Habitat Baseline Plan (Dwg No. 001 Rev 1)

e Biodiversity Net Gain Post Intervention Plan (Dwg No. 002 Rev 1)

e Japanese Knotweed Management Plan (Ref. MH10336 V2)

e Landscape and Visual Impact Assessment (Ref. 20112025)

e Energy and Sustainability Assessment (Incl. (Ref. 6142/ESS Rev C)

e Heritage Desk-Based Assessment (Ref. 2549)

e Flood Risk Assessment (Ref. 333801579-STN-XX-XX-RP-WENV-0001)
e Qutline Drainage Strategy (Ref. 333801579-HYD-XXX-XX-RP-C-0001 P03)
e Transport Assessment (Ref. 1007.0022TAS8)

e Travel Plan (Ref. 1007.0022TP2)

e Proposed Refuge Island Crossing Upgrade Arrangements (Dwg No. 1007.0022-0001-
P04)

e Proposed Development Access Arrangements (Dwg No. 1007.0022-0002-P05)

e Proposed development Internal Assessment (Dwg No. 1007.0022-0003-P05)
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e Statement of Community Involvement

e Planning Statement (Incl. Affordable Housing Statement)
e Sustainability Checklist

e CILForms1,7and10

e Asset Search and Record Pack (Ref: 333801579-STN-XX-XX-RP-Y-3000-P01)

2.0 PLANNING BACKGROUND

2.1 There is no planning history available for the site subject to this application, other relevant

planning history for the site locality is however summarised below:
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(access unreserved)

R13/2102 | LAND NORTH OF | Outline  application  for the | Allowed at Appeal -
ASHLAWN demolition of existing buildings, | 10 Jul 2017
ROAD, erection of up to 860 dwellings,
ASHLAWN land for a potential primary school,
ROAD, RUGBY, |two vehicular accesses from
CV22 5SL Ashlawn Road and the provision of
a bus link control feature to Norton
Leys, open space, green
infrastructure, landscaping and
associated infrastructure, including
sustainable urban drainage
features. All matters to be reserved
except access points into the site.
R16/2333 | CIA INSURANCE | Demolition of existing buildings and | Approved - 27 Feb
SERVICES  LTD, | development of retirement village | 2018
INWOODS consisting of 11 bungalows (Use
HOUSE, Class C2), 40 apartments (Use Class
ASHLAWN C2) and a 60-bed care home (Use
ROAD, RUGBY, | Class C2), highways and drainage
CV22 5QF infrastructure and landscaping
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R19/0854 | LAND NORTH OF
ASHLAWN
ROAD,
ASHLAWN
ROAD, RUGBY,
RUGBY, CV22 5SL

Spine road, secondary access roads,
cycle/footway to Norton Leys,
sustainable urban drainage works
and strategic landscaping. Approval
of reserved matters (access,
appearance, landscaping, layout
and scale) relating to R13/2102
(Demolition of existing buildings,
erection of up to 860no. dwellings,
land for potential primary school,
two vehicular accesses from
Ashlawn Road and the provision of
a bus link control feature to Norton
Leys, open space, green
infrastructure, including SUDs

works.)

Approved - 04 Dec
2019
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R19/0941 | LAND NORTH OF
ASHLAWN
ROAD,
ASHLAWN
ROAD, RUGBY,
CV22 5SL South
Eastern part of

site

Erection of 105 dwellings,

associated access, infrastructure

and landscaping. Approval of

reserved matters (access,

appearance, landscaping, layout
and scale) relating to R13/2102
(Demolition of existing buildings,
erection of up to 860no. dwellings,
land for potential primary school,
two vehicular accesses from
Ashlawn Road and the provision of

a bus link control feature to Norton

Leys, open space, green
infrastructure, including  SUDs
works.)

Approved - 09 Jan
2020
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R19/1185 | LAND NORTH OF | Erection  of 333  dwellings, | Approved - 17 Sep

ASHLAWN associated access, infrastructure | 2020
ROAD, and landscaping. Approval of
ASHLAWN reserved matters (access,

ROAD, RUGBY, | appearance, landscaping, layout
CV22 5SL and scale) relating to R13/2102
(Demolition of existing buildings,
erection of up to 860no. dwellings,
land for potential primary school,
two vehicular accesses from
Ashlawn Road and the provision of
a bus link control feature to Norton
Leys, open space, green
infrastructure, including  SUDs

works.)

R20/0124 | LAND NORTH OF | Erection of 206  dwellings, | Approved - 21 Dec

ASHLAWN associated access, infrastructure | 2021
ROAD, and landscaping. Approval of
ASHLAWN reserved matters (access,

ROAD, RUGBY, | appearance, landscaping, layout
CV22 5SL North | and scale) relating to R13/2102.
eastern part of

site
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R20/0213 | INWOODS Demolition of existing buildings and | Approved - 12 Nov
HOUSE, development of retirement village | 2020
ASHLAWN consisting of 11 bungalows (Use
ROAD, RUGBY, | Class C2), 40 apartments (Use Class
RUGBY, CV22 | C2) and a 59-bed care home (Use
5QF Class C2), approval of reserved
matters relating to R16/2333.
R21/0689 | LAND NORTH OF | Erection of 216  dwellings, | Approved - 23 Mar
ASHLAWN associated access, infrastructure | 2022
ROAD, and landscaping. Approval of
ASHLAWN reserved matters (access,
ROAD, RUGBY, | appearance, landscaping, layout
CV22 5SL and scale) relating to R13/2102.
R21/0904 | LAND NORTH OF | Retention of landscaping bunds as | Refused - 10 Feb
ASHLAWN constructed and removal of part of | 2022
ROAD, bund and reduction in height of
ASHLAWN bund to the rear of Brafield Leys.
ROAD, RUGBY, | Approval of reserved matters
CVv22 5SL (landscaping) relating to R13/2102
R22/1328 | LAND NORTH OF | Western Neighbourhood Equipped | Approved - 30 Oct
ASHLAWN Area for Play. Approval of reserved | 2024
ROAD, matters (appearance, landscaping,
ASHLAWN layout and scale) relating to
ROAD, RUGBY, | R13/2102.
CVv22 5SL
R23/0491 | Site Of Former | Proposed construction of 25 no. | Approved - 20 Mar
Inwoods House, | residential dwellings 2024
Ashlawn Road,
Dunchurch
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R23/0573 | LAND NORTH OF
ASHLAWN
ROAD,
ASHLAWN
ROAD, RUGBY,
Cv22 55L

Provision of sports pitches with car
park. Approval of reserved matters
(access, appearance, landscaping,
layout and scale) relating to
R13/2102. (Revised scheme from
that approved by R19/0854.)

Approved - 21 Feb
2024

3.0 PROPOSED DEVELOPMENT

3.1 As detailed above, the proposed development comprises the erection of up to 90 residential

dwellings (Use Class C3) including up to; 28 affordable homes, 9 self-build/custom build

homes, 9 accessible homes to M4(3) standards and 6 specialist homes. Full details of the

indicative housing and tenure mix is set out at Section 8.0.

3.2 Whilst layout is a reserved matter, the Indicative Masterplan has been landscape-led with an

emphasis on tree retention, new tree planting and enhancement of grasslands such that the

proposed development retains the sites existing estate parkland character. Full details

regarding the design of the indicative layout are set out within the Design and Access

Statement submitted alongside this application.
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3.3

3.4

3.5

The proposed development retains the existing access which will continue to serve Ashlawn
House, Ashlawn Lodge and The Bungalow alongside the creation of a new primary access (in
place of an existing field access) to the East of the site frontage onto the public highway
(Ashlawn Road). The primary access leads onto a spine road that runs through the
development, off which are several secondary and tertiary roads. The proposed development
will also make provision of a dedicated pedestrian access (in place of an existing field access)
to the West of the site frontage which links to the existing pedestrian infrastructure along the
public highway (Ashlawn Road) and a new pedestrian refuge island crossing over the public
highway (Ashlawn Road). The site is also served by dedicated pedestrian and cycle links that
extend through the site providing permeability for pedestrians alongside several amenity
pathways within the on-site open space provision. Full details of the access provisions are set

out at Section 12.0.

The proposed development would comprise approximately 2.28ha of public open space. This
includes 0.49ha of natural and semi-natural green space to the North of the site alongside the
dedicated pedestrian and cycle link, 1.22ha of amenity green space to the South of the
developable area and 0.05ha of children’s play area provision comprising both a Local Area
for Play (LAP) and a Local Equipped Area for Play (LEAP). A financial contribution will also be
made toward off-site open space and indoor sport provision. Full details of the open space

strategy and financial contributions are set out in Section 9.0 and 12.0.

The proposed surface water drainage strategy comprises rainwater harvesting, permeable
paving, bioretention areas and swales and an above ground attenuation feature which will
drain to an existing ditch to the southeast of the application site. The proposed attenuation
feature has been designed to hold water and has been incorporated as part of the amenity
green space to improve the visual amenity for future residents. The proposed development
also includes provision of a pumping station located to the west of the attenuation feature.

Full details of the drainage strategy are set out in Section 11.0.
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3.6

3.7

3.8

4.0

4.1

4.2

4.3

4.4

As detailed above the proposed development has been designed to retain as many existing
trees on site as possible and in turn will only require the felling of one tree and 78m of
hedgerow. As part of the on-site Biodiversity Net Gain strategy, it is proposed to plant at least
168 new trees, 84m of native hedgerow and enhance 1.49ha of grassland. Together the
proposed development will deliver a 17.49% net gain in Habitat Units and a 18.17% net gain

in Hedgerow Units. Full details of the environmental strategy are set out at Section 10.0.

The proposed development has been designed to be Net Zero in operation. This will be
achieved through the adoption of Passivhaus design principles, a communal Ground Source
Heat Pump (GSHP) system and provision of approximately 685 rooftop mounted solar PV

panels. Full details of the energy and sustainability strategy are set out in Section 11.0.

The proposed development will include a Community Infrastructure Levy (CIL) in addition to
financial contributions toward off-site open space, indoor sport, education and air quality. Full
details of the CIL and a draft Heads of Terms for the planning obligations are set out in Section

12.0.

NATIONAL PLANNING POLICY

National planning policy is contained within the National Planning Policy Framework (NPPF)

adopted 2012 (as amended December 2024) and the Planning Practice Guidance (PPG).

The NPPF identifies at paragraph 7 that: “The purpose of the planning system is to contribute
to the achievement of sustainable development, including the provision of homes, commercial
development and supporting infrastructure in a sustainable manner” and identifies three

overarching objectives, which are economic, social and environmental.

Paragraph 10 goes onto state: “So that sustainable development is pursued in a positive way,
at the heart of the Framework is a presumption in favour of sustainable development

(paragraph 11)”.

Paragraph 11 states that: “For decision-taking this means:
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4.5

4.6

4.7

¢) approving development proposals that accord with an up-to-date development plan

without delay; or

d) where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date8 , granting permission

unless:

i. the application of policies in this Framework that protect areas or assets of particular

importance7 provides a strong reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing

affordable homes, individually or in combination9 .” [Emphasis added]
Paragraph 11d is of specific relevance to this application and is discussed below in more detail.

Government seeks to encourage Local Planning Authorities (LPA) to be positive in their
decision making, stipulating at Paragraph 39 that “Local planning authorities should approach
decisions on proposed development in a positive and creative way. They should use the full
range of planning tools available, including brownfield registers and permission in principle,
and work proactively with applicants to secure developments that will improve the
economic, social and environmental conditions of the area. Decision-makers at every level
should seek to approve applications for sustainable development where possible.”

[emphasis added]

As set out in Section 5 of the NPPF, one of the Government’s objectives is to deliver a sufficient
supply of new homes. Paragraph 61 states that “To support the Government’s objective of
significantly boosting the supply of homes, it is important that a sufficient amount and variety
of land can come forward where it is needed, that the needs of groups with specific housing
requirements are addressed and that land with permission is developed without unnecessary
delay. The overall aim should be to meet as much of an area’s identified housing need as
possible, including with an appropriate mix of housing types for the local community.”

[Emphasis added].
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4.9

4.8 Of specific relevance to this application is Paragraph 78 which requires Local Planning
Authorities to update annually a supply of specific deliverable sites sufficient to provide a

minimum of five years’ worth of housing for decision making purposes if their adopted plan is

more than five years old.

Paragraph 008 that “In decision-taking, if an authority cannot demonstrate a 5 year housing
land supply, including any appropriate buffer, the presumption in favour of sustainable

development will apply, as set out in paragraph 11d of the National Planning Policy

Framework.” [Emphasis added].

4.10 The following Chapters and Paragraphs are considered to be relevant to the application at

hand:

The National Planning Practice Guidance (NPPG) on Housing supply and delivery states at

2. Achieving sustainable development

7,8, 10, 11(d)

4. Decision-making

39,48, 49

5. Delivering a sufficient supply of homes

66,71, 73,78

8. Promoting healthy and safe communities

96, 103

9. Promoting sustainable transport

109, 115, 116, 117, 118

11. Making effective use of land

124, 129

12. Achieving well-designed places

131, 135, 136, 139

14. Meeting the challenge of climate change, flooding and coastal

change

161, 163, 164, 166, 181,
182

15. Conserving and enhancing the natural environment

187,193, 198, 199

16. Conserving and enhancing the historic environment

216

4.11 Consideration has also been given to the National Design Guide (NGD).
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5.0 LOCAL PLANNING POLICY

5.1 Local planning policy is contained within the Rugby Borough Local Plan 2011-2031 adopted on

4 June 2019. The policies most relevant to the determination of this application are as follows:

GP1: Securing Sustainable Development

GP2: Settlement Hierarchy

DS1: Overall Development Needs

H1: Informing Housing Mix

H2: Affordable Housing Provision

H6: Specialist Housing

HS1: Healthy, Safe and Inclusive Communities

HS2: Health Impact Assessments

HS4: Open Space, Sports Facilities and Recreation

HS5: Traffic Generation and Air Quality

NE1: Protecting Designated Biodiversity and Geodiversity Assets
NE2: Strategic Green and Blue Infrastructure

NE3: Landscape Protection and Enhancement

SDC1: Sustainable Design

SDC2: Landscaping

SDC3: Protecting and Enhancing the Historic Environment
SDC4: Sustainable Buildings

SDC5: Flood Risk Management

SDC6: Sustainable Drainage

SDC7: Protection of the Water Environment and Water Supply
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e D1: Transport

e D2: Parking facilities

e D3: Infrastructure and Implementation
e D4: Planning Obligations

5.2 Consideration has also been given to the following Supplementary Planning Documents and

Guidance:
e Air Quality SPD
e Climate Change and Sustainable Design and Construction SPD
e Housing Needs SPD
e Planning Obligations SPD
e Rainsbrook Valley Landscape Sensitivity Study (January 2017)
e Warwickshire Design Guide
e Housing Land Supply Position Statement 2025-2030

5.3 Although the site is not located with the South West Rugby SUE, given the site’s proximity,

consideration has also been given to the:
e South West Rugby Masterplan SPD; and
e South West Rugby Design Code SPD

5.4 In accordance with Paragraph 49 in the NPPF, due consideration has also been given to the
Rugby Borough Local Plan Preferred Option Consultation Document March 2025. The policies

most relevant to the determination of this application are as follows:
e S1 Settlement hierarchy
e S2 Strategy for homes
e S5 Countryside protection

e CL1 Net zero buildings
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CL3 Water supply, quality and efficiency

CL4 Climate adaptation

EN1 Biodiversity and geodiversity protection

EN2 Landscape protection
EN4 Biodiversity net gain
ENS5 Canopy cover

ENG6 Flood risk

EN7 Environmental protection and amenity

EN8 Air quality

H1 Housing mix

H2 Affordable housing

H6 Specialist housing

H7 Housing standards

W2 Open space and sports provision
D1 Well-designed places

D3 Landscaping

D4 Historic environment

D5 Sustainable drainage

11 Transport

12 Parking

14 Infrastructure and planning obligations

16 Secondary education
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5.5 Due consideration has also been given to the evidence base published alongside the
Regulation 18 Local Plan review Preferred Options consultation. This includes the following

documents:
e Housing and Economic Development Needs Assessment (HEDNA) November 2022
e HEDNA-WMSESS Alignment Paper November 2024

e Landscape Character Assessment January 2025

6.0 MATERIAL PLANNING CONSIDERATIONS

6.1 The following sections address the relevant material planning considerations to this

application which includes the following:
e Principle of Development and the Presumption in Favour of Sustainable Development
e Housing
e Healthy, Safe and Inclusive Communities
e Natural Environment
e Sustainable Design and Construction

e Delivery

7.0 PRINCIPLE OF DEVELOPMENT AND THE PRESUMPTION IN FAVOUR OF SUSTAINABLE
DEVELOPMENT
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7.1

7.2

7.3

7.4

The application site is located beyond the defined settlement boundary to Rugby Town as
identified on the adopted Rugby Borough Local Plan Urban Policies Map 2019 and is therefore
deemed to be within the ‘Countryside’ as detailed within the Settlement Hierarchy at Policy
GP2. Policy GP2 states, that in the countryside, “New development will be resisted; only where
national policy on countryside locations allows will development be permitted.” This is
expanded on at Paragraph 3.14 which states that inter alia “Countryside locations are those
which are not defined by a settlement boundary and are therefore generally unsuitable for
development; in these locations inappropriate development will be resisted and only where
national policy on countryside locations allows will development be permitted.” [Emphasis
added)]. Paragraph 3.14 goes onto add however that “As indicated above, the only anticipated
variations to this approach will be the exceptional delivery of housing to meet a specifically
identified housing need or types of development that are intrinsically appropriate to a

countryside setting.” [Emphasis added].

It is a significant material consideration then that Rugby Borough Council cannot currently
demonstrate a 5-year supply of housing. The 5 Year Housing Land Supply Position Statement
2025-2030 confirms that for the five-year period 1 April 2025 to 31 March 2030 the Council
can only identify a housing land supply of 4.16 years against the standard method requirement

which equates to a shortfall of 542 dwellings.

I have undertaken a Rugby 5 Year Housing Supply Position Assessment for the period
01 November 2025 to 31 October 2030 which has been submitted alongside this application.
Based on analysis of deliverable sites for the five-year period 01 November 2025 to 31 October
2030, the Rugby 5 Year Housing Supply Position Assessment concludes that Rugby Borough
Council can only demonstrate a housing land supply of 2.85 years against their local housing
need (equating to a shortfall of 1435 dwellings). A full summary of these calculations is

presented at Section 6 Paragraph 6.1 of the Rugby 5 Year Housing Supply Position Assessment.

As Rugby Borough Council cannot demonstrate a 5-year supply of housing against their local
housing need and as a period of five years from the date of the plan’s adoption has lapsed
(see NPPF Footnote 8 and Paragraph 232), Paragraph 11(d) is engaged. Paragraph 11(d) states

that “Plans and decisions should apply a presumption in favour of sustainable development.
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For decision-taking this means:

d) where there are no relevant development plan policies, or the policies which are most

important for determining the application are out-of-date8, granting permission unless:

i.  the application of policies in this Framework that protect areas or assets of particular

importance?7 provides a strong reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing

affordable homes, individually or in combination9”. [Emphasis added]

7.5 Inaccordance with Paragraph 11(d) and Footnote 8, Policy GP2, which restricts development
outside of the defined settlement boundaries, should be considered out-of-date and afforded

limited weight for the purposes of decision-making.
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7.6 Turning then to directing development toward a sustainable location, the application site is

7.7

located immediately to the South of ‘Ashlawn Gardens’ which comprises 860 residential
dwellings forming part of the South West Rugby Sustainable Urban Extension (SUE) and the
current extent of the Rugby Urban edge. The ‘Ashlawn Gardens’ development was granted
outline planning permission pursuant to Local Authority reference R13/2102 which has since
been followed by several reserved matters applications (Local Authority references R19/0854,
R19/0941, R19/1185, R20/0124, R21/0904, R22/1328 and R23/0573). Of specific note, Local
Authority reference R13/2102 secures provision to construct a new primary school (Ashlawn
Primary School) on the corner of the B4429/Ashlawn Road and Bilton Fields Farm Lane.
Ashlawn Primary School will be a 2 Form Entry (2FE) primary school including an Early Years
(EY) facility, integrated Special Educational Needs and Disabilities (SEND) resource, and
Specialist Resourced Provision (SRP). Local Authority references R13/2102 and R23/0573 have
also secured provision of 3 sports pitches (in an area of 2.04ha) comprising one U15/16
football pitch (11v11), one U13/14 football pitch (11v11), one U11/12 football pitch (9v9) and
allows for the U9/10 (7v7) pitch to be provided within the U15/16 (11v11) pitch. Ashlawn
Primary School and the three sports pitches would be located ~800m (12-minute walk/ 3-

minute cycle) from the application site.

It should be noted that whilst the settlement boundary for Rugby Town on the Rugby Borough
Local Plan Urban Policies Map 2019 only extends to the dwellings located on the south side of
‘Norton Leys’, ‘Ecton Leys’, ‘Holcot Leys’ and ‘Brafield Leys’ the Policies Map (Reg 18)
published alongside the Local Plan review Preferred Options consultation on 24 March 2025,
shows that the settlement boundaries at Emerging Policy S1 would be extended to include
the ‘Ashlawn Gardens’ development and would in turn run along the B4429/Ashlawn Road.
As a result, the application site would directly adjoin the defined settlement boundary to
Rugby Town which as set out in the settlement hierarchies to both Policy GP2 and Emerging

Policy S1, is the most sustainable settlement for development within the Borough.
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7.8

7.9

It should also be emphasised that immediately to the west of the site is the ‘Site Of Former
Inwoods House’ which was granted planning permission for a retirement village consisting of
11 bungalows (Use Class C2), 40 apartments (Use Class C2) and a 59-bed care home (Use Class
C2) pursuant to Local Authority References R16/2333 and R20/0213 before being replaced by
planning permission for 25 residential dwellings pursuant to Local Authority Reference
R23/0491. The Officer’s Report to Local Authority Reference R23/0491 (see Appendix 1)
states, in regard to the sites location that “The application site is adjacent to the David Wilson
development, Ashlawn Gardens, which is currently been constructed (circa 860 dwellings), and
will form the new urban edge boundary, to the north of the application site and adjacent to
the other side of the Ashlawn Road. The Ashlawn Road provides vehicle access, a cycle
network and provides safe pedestrian routes to include pavements and a traffic controlled
pedestrian crossing, to the urban area, the most sustainable location within the Borough,
providing the best access to a range of services and facilities. Which would provide moderate
weight in favour of the proposal.” [Emphasis added)]. It adds further that “The Council can
currently demonstrate a 5-year housing land supply, which carries some weight against the
proposal. However, the site is previously developed land, with an extant permission for a

residential care home, within a sustainable location.” [Emphasis added].

With regard to Local Authority References R16/2333 and R20/0213 it should be emphasised
that residential care homes are subject to a stricter sustainability test, as it relates to access
to essential services, than standard residential dwellings owing to the more restricted
movements and specific needs of older people and those with disabilities. Adopted Policy H6
states that regard will be had to “The ability of future residents to access essential services,
including public transport, shops and appropriate health care facilities.” On the basis that the
Local Authority deemed the ‘Site Of Former Inwoods House’ to be a sustainable location for a
retirement home, there should be no question that the application site is therefore a

sustainable location for residential development (including affordable and specialist housing).
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7.10

7.11

7.12

It should also be emphasised that the application site is not located within the Green Belt and
as such this application represents an opportunity to, in part, reduce the Local Authorities 5
year housing supply shortfall without resulting in development within the Green Belt (which
would now be supported in principle through the introduction of Paragraph 155 in the NPPF).
This would in turn reduce the amount of land required to be released from the Green Belt to

meet the Council’s Local Housing Need in the emerging Local Plan.

The proposed development would be bound to the North by ‘Ashlawn Gardens’ and Ashlawn
Lodge, bound to the West by 25 dwellings currently under construction on the ‘Site Of Former
Inwoods House’, bound to the South by Ashlawn House and The Bungalow and bound to the
East by Ashlawn Cottage, Hall Cross and Hunters Gap. As such, it would not result in the
development of isolated dwellings in the countryside and would be in accordance with

Paragraph 84 in the NPPF.

As set out at Paragraph 8 in the NPPF, achieving sustainable development means that the
planning system has three overarching objectives, an economic objective, a social objective

and an environmental objective.

ECONOMIC OBJECTIVE

7.13

7.14

The NPPF states that the economic objective is “to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved productivity; and by

identifying and coordinating the provision of infrastructure;”

The erection of up to 90 residential dwellings would have significant localised impacts on the
economy. Local tradespeople and suppliers would benefit from the construction project and
the ongoing maintenance of the dwellings and services required by the occupants in future
years. The Home Builders Federation (HBF) Housing Calculator (see Appendix 2) estimates
that 90 residential dwellings would support the employment of 312 people and

provide 3 apprentices, graduates or trainees.

Planning Statement TAR1262 211226 Page 25 of 88



7.15

7.16

7.17

The HBF Housing Calculator estimates that the proposed development would generate
approximately £2,400,000 in tax revenue per annum (including Council Tax revenue). Whilst
the layout and scale of the proposed dwellings is a reserved matter, it is anticipated that the
proposed dwellings would generate between £191,299.50 and £263,036.70 per annum in
Council Tax revenue (assuming the proposed dwellings fall within Council Tax Bands C to E).
This is broadly consistent with the HBF Housing Calculator, which estimates that the proposed

development would generate £181,125 per annum in Council Tax revenue.

The site lies within the Rural Area Community Infrastructure Levy (CIL) charging zone where
the rate is £160 per sgm. With an estimated overall floor area of circa 5,909sqgm (excluding
affordable housing subject to mandatory social housing relief), this would result in a CIL charge

of around £945,440.

Using the National Housing Federations Local Economic Impact Calculator (LEIC) (see
Appendix 3), it can be demonstrated that the provision of 28 affordable homes would result
in the following direct and indirect economic impacts on Rugby, The West Midlands, England

and the UK:
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Gross Value Added (GVA) Ltz tlhzie

(£)

Gross employee earnings (£) 597,193 597,193

Jobs (annual) 20 20

Gross Value Added (GVA) 2,279,183 3,213,719 3,466,766 | 3,529,996
(£)

. 1,065,199 1,531,256 1,667,909 | 1,696,335
Gross employee earnings (£)
Jobs (annual) = e & =

7.18 The economic benefits of the proposed development are thus considered to carry significant

weight in the decision-making process.

SOCIAL OBJECTIVE

7.19 The NPPF states that the social objective is “to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of homes can be provided to
meet the needs of present and future generations; and by fostering well-designed, beautiful
and safe places, with accessible services and open spaces that reflect current and future needs

and support communities’ health, social and cultural well-being;”
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7.20 The Rugby Borough Council Local Plan 2011-2031 (June 2019) sets out three social Spatial
Objectives. Objective 1 is “To protect and enhance existing local services and create new
neighbourhoods that contain services that meet the day to day needs of the new communities.
Enable appropriate amounts of development in Main Rural Settlements to bolster their role as

local service centres.”

7.21 The proposed development would provide excellent access to educational facilities within
both Rugby and Dunchurch. A summary of all of the nursery, primary, secondary, independent
and special educational schools within 2km of the site which could be reasonably accessed by
active modes of travel are summarised in the below table. The access to educational facilities
is such that future occupants of the proposed development would not be reliant on the private

car to take their children to school.
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Primary School Ashlawn Primary ~800m (12-minute walk/ 3-
School* minute cycle)
Secondary School Rugby Free ~850m (23-minute walk/ 5-
Secondary School minute cycle)
Secondary School Quest Academy ~1,000m (20-minute walk/ 5-
minute cycle)
Primary School Rokeby Primary ~1,200m (23-minute walk/ 5-
School minute cycle)
Independent school | Bilton Grange ~1,400m (27-minute walk/ 6-
Preparatory School minute cycle)
Primary school Bilton Church of ~1,500m (25-minute walk/ 6-
England Junior minute cycle)
School
Primary School Bawnmore ~1,500m (27-minute walk/ 7-
Community Infant minute cycle)
School
Nursery school Little Grange Nursery ~1,700m (29-minute walk/ 7-
minute cycle)
Secondary school Harris Church of ~1,700m (29-minute walk/ 7-
England Academy minute cycle)
Primary school Paddox Primary ~1,700m (30-minute walk/ 7-
School minute cycle)
Secondary School Ashlawn School ~1,800m (28-minute walk/ 7-

minute cycle)
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7.22

7.23

7.24

7.25

7.26

Girls' Secondary | Rugby High School ~1,800m (35-minute walk/ 8-
School minute cycle)
Special education | Brooke School ~1,800m (30-minute walk/ 7-
school minute cycle)
Special education | Avon Park School ~1,900m (30-minute walk/ 7-
school minute cycle)

* To be delivered

It is proposed to make a financial contribution of £405,648 toward secondary school place

provision as detailed further in Section 9.0.

The proposed development would provide good access to medical and health services. The
closest surgery, Dunchurch Surgery, is located some 2.3km from the application site and can
be accessed in 4-minutes by car or a 36-minute walk/ 9-minute cycle if using active modes of
travel. The Hospital of St Cross is likewise only 1.7km from the application site and can be
accessed in 3-minutes by car (8-minutes using public transport) or a 27-minute walk/ 7-minute

cycle if using active modes of travel.

The nearest supermarket, Sainsburys on Dunchurch Road, is located less than 1km from the
application site and can be accessed in 4-minutes by car or a 22-minute walk/ 6-minute cycle
if using active modes of travel. As such, future occupants would not be dependent on the

private car to do their grocery shopping.

Access to the above local services and facilities would bolster Rugby’s role as the main local

service centre in the Borough in accordance with Objective 1.

Social Spatial Objective 2 is to “Enhance the quality of outdoor and indoor sport, leisure,
recreation and cultural facilities within the Borough and to ensure residents have access to
good outdoor leisure and recreation facilities through the development of a developing green

infrastructure network throughout the Borough”.
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7.27 The proposed development would make significant provision of on-site open spaces which
will include 0.49ha of natural and semi-natural green space, 1.22ha of amenity green space
and 0.05ha of children’s play area provision comprising both a Local Area for Play (LAP) and a
Local Equipped Area for Play (LEAP). In addition to on-site open space provision, it is proposed
to make a financial contribution of £158,105.79 toward off-site open space including

allotments, football pitches, Rugby Union pitches and cricket pitches as set out in Section 9.0.

7.28 The proposed development would also make a financial contribution of £53,393.27 toward
off-site indoor sport provision including Swimming Pools, Health and Fitness and Sports Hall

as set out in Section 9.0.

7.29 The proposed development would provide good access to existing leisure and sports facilities.
A summary of all the leisure and sports facilities within 2km of the site that could reasonably

be accessed by active modes of travel are summarised in the below table.
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Sports Pitches Ashlawn Gardens 700m (10-minute walk/ 2-
Sports Pitches* minute cycle)

Equestrian Facilities | Rugby Riding Club 800m (14-minute walk/ 4-

minute cycle)

Country Park Rugby Diamond 1,000m (19-minute walk/ 4-
Wood Country Park minute cycle)

Park (Including | Ashlawn Recreation 1,200m (16-minute walk/ 4-

Sports Pitches) Ground and St minute cycle)
Andrews Rugby
Football Club

Leisure Centre Queens Diamond 1,900m (35-minute walk/ 8-
Jubilee Centre minute cycle)

Sports Centre Rugby School Sports 2,000m (40-minute  walk/
Centre 11-minute cycle)

Sports Pitches Dunchurch 2,000m (28-minute walk/ 7-
Sportsfield minute cycle)

*To be delivered

spending within the local area by £81,000 per annum.

7.30 The HBF Housing Calculator, estimates that the proposed development would increase leisure
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7.31 Future residents of the proposed development would have good opportunities to walk and
cycle within the site locality. The site is located some ~275m from Public Right of Way (PRoW)
RB31 and R177 which provide public access to the open countryside between the
B4429/Ashlawn Road and Rains Brook to the south (see below) and ~1km from the Great
Central Walk which leads from the B4429/Ashlawn Road to Rugby Town Centre. The
application site is also located directly off National Cycle Route 41 which runs from the
B4439/Ashlawn Road to Rugby Town Centre via the Great Central Walk and to Draycote Water
via Dunchurch. The provision of PRoWs, the Great Central Walk and National Cycle Route 41
would encourage active travel and would support an active and healthy lifestyle for future

occupants of the proposed dwellings.
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7.32 Social Spatial Objective 3 is “To ensure all residents of the Borough have a decent and
affordable home with particular focus on affordable provision in the rural areas and

specialised housing types for the older population.”

7.33 The proposed development would make provision of 28 affordable homes including 23
socially rented dwellings and 5 dwellings for affordable home ownership. Further information
as to the affordable housing tenure and housing mix is set out in the Affordable Housing
Statement at Section 8.0. It should be emphasised that there is a significant unmet need for
affordable housing within Rugby and within Coventry and Warwickshire more widely. Table
8.13 Estimated Need for Social/Affordable Rented Housing by local authority (per annum)
(repeated below) establishes that the total net need for affordable housing in Rugby is 407
dwellings per annum with a total net need of 3,833 dwellings per annum in the wider Coventry

and Warwickshire area.
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Table 8.13 Estimated Need for Social/Affordable Rented Housing by local authority (per

annum)
Current Newly Existing Total Relet Net Need
need forming house- Gross Supply
house- holds Need
holds falling into
need

Coventry 495 1,667 653 2,816 929 1,887
North Warwickshire 40 163 52 256 124 131
Nuneaton & Bedworth 102 431 188 720 313 407
Rugby 77 398 166 640 233 407
Stratford-on-Avon 81 397 238 716 297 419
Warwick 132 571 204 907 325 582
Warwickshire 431 1,959 848 3,238 1,292 1,946
C&WwW 926 3,627 1,501 6,054 2,221 3,833

Source: Range of sources

7.34 The proposed development would also make provision of 6 specialist homes for older people
and/or those with disabilities. This will include 3 market sheltered houses (housing with
support) and 3 market extra care houses (housing with care). 9 dwellings shall also meet the
requirements for Category 3 — wheelchair user dwellings set out in Part M4(3) of Schedule 1
to the Building Regulation 2010 (as amended). It should be emphasised that there is a shortfall
for specialist housing within Rugby. Table 14.14 Specialist Housing Need using adjusted
SHOP@Review Assumptions, 2022-32 Rugby (repeated below) shows that Rugby has a current
shortfall of 273 market homes with support, increasing to 415 by 2032, and a current shortfall

of 283 market homes with care, increasing to 350 by 2032.

Table 14.14 Specialist Housing Need using adjusted SHOP@Review Assumptions, 2022-32 -
Rugby

Housing Current Current Current Addition-  Shortfall
demand supply demand shortfall/ al /surplus

per 1,000 surplus (- demand by 2032
75+ ve) to 2032

Housing with Market 60 369 642 273 143 415
support Affordable 56 1,211 598 -613 133 -480
Total (housing with support) 116 1,580 1,239 -341 276 -65
Housing with care | Market 28 20 303 283 67 350
Affordable 13 100 144 44 32 75
Total (housing with care) 42 120 4486 326 99 425
Residential care bedspaces 37 389 397 8 88 96
Nursing care bedspaces 42 489 446 -43 99 56
Total bedspaces 79 878 843 -35 188 152

Source: Derived from Demographic Projections and Housing LINJEAC
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7.35

The social benefits of the proposed development are considered to carry significant weight in

the decision-making process.

ENVIRONMENTAL OBJECTIVE

7.36

7.37

7.38

7.39

7.40

The NPPF states that the environmental objective is “to protect and enhance our natural, built
and historic environment; including making effective use of land, improving biodiversity, using
natural resources prudently, minimising waste and pollution, and mitigating and adapting to

climate change, including moving to a low carbon economy.”

The Rugby Borough Council Local Plan 2011-2031 (June 2019) sets out three environmental
Spatial Objectives (7-9). Objective 7 is to “Build on Rugby’s rural market town character by
protecting, utilising and enhancing historic assets and ensuring all new development
demonstrates high quality design, maintaining an attractive built environment throughout the

Borough.”

There are no designated heritage assets within or immediately around the application site. As
detailed within the Heritage Impact section of this report, although not formally identified as
such, Ashlawn House and the surrounding park are considered be a non-designated heritage
asset. The layout of the proposed development has been designed to mitigate, as far as
possible, the impact on the setting of Ashlawn House and the surrounding park. It is adjudged
that the proposed development would pose Less than Substantial Harm to the setting of
Ashlawn House and the surrounding park which will need to be weighed against the public

benefits of the proposed development.

The layout of the proposed development is considered to be of high-quality design and would
maintain an attractive built environment. This has been achieved through a landscape-led

approach to the design which aims to retain the sites parkland character and setting.

Environmental Spatial Objective 8 is to “Protect natural species present in the Borough by
improving habitats through the enhancement of a green infrastructure network that supports

natural and ecological processes.”
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7.41

7.42

7.43

7.44

This application is supported with an Ecological Impact Assessment (EclA), Biodiversity Net
Gain (BNG) Assessment and Arboricultural Impact Assessment (AlA). As set out in more detail
in Section 10.0 the proposed development would not impact on any internationally
designated, nationally statutory designated or non-statutory designated sites nor any
protected species. The proposed development would only result in the loss of one tree and
78m of hedgerow planting. In turn, the proposed development would provide a 17.48% and
18.17% net gain in Habitat Units and Hedgerow Units respectively. The proposed Biodiversity
Net Gain strategy would be delivered on-site and comprises inter alia 168 urban trees,
enhanced grassland habitats and native hedgerow creation. The proposed Biodiversity Net
Gain strategy has been designed to take the opportunity to protect, restore and enhance the
existing Potential Green Infrastructure Corridor identified on the Green Infrastructure (Gl)

Policy Map which includes all of the land to the south of Ashlawn House.

Environmental Spatial Objective 9 is to “Ensure the challenges of climate change are met by
utilising the renewable energy resources present in the Borough, improving the energy
efficiency of existing development and ensuring the urban extensions achieve high

sustainability standards.”

This application is supported with an Energy and Sustainability Statement. As set out in more
detail at Section 11.0 the proposed energy strategy will comprise a communal ground source
heat pump (GSHP) system to provide 100% of the space heating and domestic hot water
(DHW) demand across all the proposed dwellings. The proposed energy strategy will also
incorporate approximately 685 rooftop solar photovoltaic (PV) panels across the proposed
dwellings supporting a site-wide all-electric energy strategy. The proposed energy strategy
demonstrates that the proposed development could deliver a site-wide regulated carbon
reduction of 102% compared to the baseline Part L 2021 Target Emissions Rate, meaning the

scheme achieves net zero regulated emissions in operation.

Early discussions have been had between the Applicant’s Agent and Octopus Energies’ Zero

Bills Team. In this instance a Zero Bills Home would be defined as the following:

e the homes will not be connected to the gas supply network;
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7.45

8.0

8.1

e the homes will be provided with battery storage, heat pumps and photo voltaic panels;

and

e the housebuilder delivering the scheme has a partnership agreement with Octopus

Energy meaning that occupiers will not receive an energy bill for 10 years guaranteed.

As the proposed development has been designed to be net zero in operation, it is anticipated
the proposals could potentially deliver Zero Bills Homes. Octopus Energy have confirmed that
to achieve this the proposals would need to utilise an ambient loop Ground Source Heat Pump
system (Kensa). Further details would need to come forward at reserved matters to confirm
the detailed energy strategy and detailed design of the dwellings meets Octopus Energy’s
eligibility criteria. It will likewise be necessary for the housebuilder delivering the scheme to

enter into a partnership agreement with Octopus Energy at that stage.

The environmental benefits of the proposed development are considered to carry significant

weight in the decision-making process.

HOUSING

DENSITY

Layout, scale and design are reserved matters, with that said, the Indicative Masterplan and
Density and Building Heights Parameter Plan shows that the development would make an
efficient use of the land and achieve an appropriate density. The proposed development
would have a lower density to reflect the sites edge of settlement location and to retain the
sites prevailing estate parkland character. A maximum of density of 30 dwellings per hectare
is therefore proposed on the western part of the site with a maximum of 20 dwellings per
hectare proposed on the eastern part of the site to maintain the setting to Ashlawn House.

This is considered to be in accordance with Paragraph 129 in the NPPF.

HOUSING MIX
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8.2 As detailed elsewhere in this Report, the proposed development would make provision of up

8.3

8.4

to 90 residential dwellings. The proposed mix has been considered against both adopted
Policy H1 (Informing Housing Mix) and emerging Policy H1 (Housing Mix) and has therefore
been informed by both the Coventry and Warwickshire joint Strategic Housing Market
Assessment (SHMA) 2013 (Updated 2015) and the latest Coventry and Warwickshire Housing
and Economic Development Needs Assessment (HEDNA) 2022. The below table sets out the
different mix of dwellings sizes for market housing from the SHMA and HEDNA alongside the

housing mix that is proposed as part of the application at hand.

SHMA 2015 5-10% 25-30% 40-45% 20-25%
HEDNA 2022 10% 30% 45% 15%
Proposed 6 (9.7%) 18 (29%) 28 (45.2%) 10 (16.1%)
Indicative

Housing Mix

The proposed development would therefore accommodate a range of market dwelling sizes
on site and is therefore considered to comply with both adopted and emerging Policy H1 in

this respect.

AFFORDABLE HOUSING STATEMENT

The proposed development would make provision for 28 affordable housing units comprising
31.1% of the total housing proposed. This would exceed the 30% affordable housing provision
required on green field sites by adopted Policy H2 (Affordable Housing Provision) and
emerging Policy H2 (Affordable housing) for sites outside of the Rugby Urban Area and should

therefore be given significant weight.
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8.5 The tenure mix for affordable housing has been informed by emerging Policy H2 and will
therefore comprise 23 socially rented dwellings (82.1%) and 5 Affordable home ownership

dwellings (17.9%).

8.6 The housing mix for affordable housing has been considered against both adopted Policy H2
(Affordable Housing Provision) and emerging Policy H1 (Housing Mix) and has therefore been
informed by both the Coventry and Warwickshire joint Strategic Housing Market Assessment
(SHMA) 2013 (Updated 2015) and the latest Coventry and Warwickshire Housing and
Economic Development Needs Assessment (HEDNA) 2022. The below table sets out the
different mix of dwellings sizes for affordable housing from the SHMA and HEDNA alongside

the affordable housing mix that is proposed as part of the application at hand.

SHMA 2015 30-35% 30-35% 20-25% 5-10%
HEDNA 2022 | 20% 40% 30% 10%
(Affordable

home

ownership)

HEDNA 2022 | 35% 30% 20% 15%

(Social rent)

Proposed 1(20%) 2 (40%) 1(20%) 1(20%) 5
Housing  Mix
(Affordable
home

ownership)

Proposed 8 (34.7%) 7 (30.4%) 5(21.7%) 3 (13%) 23
Housing  Mix

(Social rent)
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8.7

8.8

8.9

Taking into account the above, the proposed affordable housing tenure and housing mix is
considered to be in compliance with the Paragraph 66 in the NPPF, adopted and emerging

Policy H2 and emerging Policy H1.

SPECIALIST HOUSING AND HOUSING STANDARDS

In accordance with emerging Policy H7 (Housing standards) Parts A and B, the proposed
dwellings will meet the Nationally Described Space Standards and shall meet the
requirements for Category 2 — accessible and adaptable dwellings set out in Part M4(2) of

Schedule 1 to the Building Regulations 2010 (as amended).

In accordance with emerging Policy H7 (Housing standards) Part C, ten per cent of the
proposed dwellings (equating to 9 dwellings in total) shall meet the requirements for Category
3 — wheelchair user dwellings set out in Part M4(3) of Schedule 1 to the Building Regulation
2010 (as amended). Of the 9 dwellings designed to meet Part M4(3) standards, 6 will be
market dwellings and 3 will be affordable homes to reflect the percentage provision of
affordable housing on-site. Of the 3 affordable homes designed to meet Part M4(3) standards
2 will be for social rent whilst the remaining 1 will be for affordable home ownership to reflect

the affordable housing tenure mix.
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8.10 Adopted Policy S6 (Specialist Housing) and emerging Policy S6 establish that the LPA will

9.0

9.1

support the provision of housing to maximise the independence and choice of older people
and those members of the community with specific housing needs. The HEDNA 2022 at Table
14.17 estimates that 6.5% of housing need should be delivered as older persons’ housing with
the primary need being for housing with care/support. The proposed development would in
turn make provision of 6 older persons’ housing (which equates to 6.7% of the total housing
provision) all of which will be designed to Part M4(3) standards above with the majority also
being single storey bungalows or ground floor flats. The tenure mix for older persons’ housing
has been informed by the specialist housing need for Rugby at Table 14.14 of the HEDNA 2022
which shows a specific shortfall in Rugby for Housing with support (Market) and Housing with
care (Market). Reflecting this shortfall, the tenure mix for older persons housing will comprise
3 market sheltered houses (housing with support) and 3 market extra care houses (housing

with care).

HEALTHY, SAFE AND INCLUSIVE COMMUNITIES

HEALTH IMPACT

A Health Impact Assessment (HIA) undertaken by Sworders is submitted alongside this
application. The HIA has been prepared using the NHS Healthy Urban Development Unit
(HUDU) Rapid Heath Impact Assessment Tool. A summary of the proposed developments
health impacts against the assessment criteria can be found in the Appended HUDU Rapid
Health Impact Assessment Matrix. In order to mitigate potential negative health impacts
resulting from the development, the following mitigation and enhancement actions are

recommended:

e |If deemed necessary by the Local Planning Authority appropriate financial
contributions are made toward healthcare to mitigate the impact on existing

healthcare services.

e A financial contribution is required to make provision for additional secondary school
place provision to contribute toward education needs (as set out in the following

paragraphs).
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9.2

e A financial contribution is required to make provision toward off-site open space and
indoor sport provision that cannot be achieved on site (as set out in the following

paragraphs).

e Details of the management and maintenance of on-site open spaces is to be secured

by way of a Section 106 Agreement.

e A Dust Management Plan (DMP) and Construction Environmental Management Plan
(CEMP) should be secured by way of a suitably worded condition to minimise

construction impacts.

e A financial contribution is required to ensure the proposed development is air quality

neutral.

EDUCATION

Paragraph 11.14 in the adopted Local Plan sets out that “Warwickshire County Council (WCC)
Education identifies, as part of the planning application process, education impacts when there
is currently very limited available capacity across many of the town’s primary schools. Further
housing development, resulting from population growth, will create additional requirements
and as a result additional school places (through the extension of existing schools or provision
of new schools) will need to be provided. However, WCC Education has also indicated that over
time the impact will also be felt on secondary schools. As a result, consideration will need to
be given as to whether it is also appropriate/necessary to seek additional financial
contributions towards secondary school places. The Council is continuing to work with WCC
Education to ensure that the Infrastructure Delivery Plan will identify the necessary education

provision required to support the housing allocation proposed through the Local Plan.”
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9.3

9.4

9.5

As the proposed development will generate additional need for school places it is proposed
to make a financial contribution in lieu of on-site provision. This has been calculated using the
Planning Obligations SPD and Warwickshire County Councils Education Services Developers’
Guide to Contributions for Education and Early Years Provision December 2023. Step 1 is to
calculate the number of pupils expected to be generated by the development for Early Years,
Primary, Secondary, Post-16 and SEND. This has been done using the below calculation in
Warwickshire County Councils Education Services Developers’ Guide to Contributions for

Education and Early Years Provision December 2023.

(Number of Dwellings / 100) x Pupil Yield per 100 dwellings x Number of equivalent year

groups for the relevant age range

In accordance with Warwickshire County Councils Education Services Developers’ Guide to
Contributions for Education and Early Years Provision December 2023 1-bedroom dwellings
and specialist housing for older people has been discounted. This generates a total of 75

eligible dwellings.

Using the calculation in the Warwickshire County Councils Education Services Developers’
Guide to Contributions for Education and Early Years Provision December 2023 and the Pupil
Yield figure for Rugby generates the following number of pupils generated by the

development:

Early Years 5 0
Primary 26 1
Secondary 18 0
Post-16 4 1
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9.6

9.7

9.8

9.9

9.10

Step 2 is to assess the current and forecast capacity in existing schools relevant to the
development. Warwickshire County Councils Education Services Developers’ Guide to
Contributions for Education and Early Years Provision December 2023 details that
“Contributions towards the provision of additional places will not be sought where pupil
forecasts suggest that existing local schools within a suitable distance [2 miles walking
distance for primary schools and 3 miles walking distance for secondary schools] can

reasonably accommodate the expected increases in demand for places.”

The WCC Annual Education Sufficiency Update confirms at Section 5.1 that for Age 0-4 — Early
Years and Childcare (0-14yrs & 0-18yrs with SEND), there is sufficient capacity to provide early

years and childcare places to all that require it. As such no contribution should be sought.

The WCC Annual Education Sufficiency Update Appendix 4 Mainstream pupil forecasts (4-16)
confirms that there is primary school capacity in Rugby Central South over the period 2024 —

2029. As such no contribution should be sought.

The WCC Annual Education Sufficiency Update Appendix 4 Mainstream pupil forecasts (4-16)
confirms that secondary school capacity is under 5%, dropping to between 2% and 0% for
Rugby South over the period 2024 — 2029. As such, a financial contribution will be required
toward the costs of providing additional secondary school places. As set out in Section 3.1 of
Warwickshire County Councils Education Services Developers’ Guide to Contributions for
Education and Early Years Provision December 2023 the cost per secondary school place is
£22,536. As such the indicative proposed financial contribution toward secondary school

place provision is £405,648.

The WCC Annual Education Sufficiency Update Section 5.3 Age 16-25 — Post-16 Education
confirms that there is Post-16 capacity at the school sixth forms at Rugby Free Secondary
School, Bilton School and Ashlawn School, all of which are located within 3 miles of the

proposed development. As such no contribution should be sought.
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9.11

9.12

9.13

9.14

The application site is located within Statutory walking distance of several primary and
secondary schools as set in Section 7. It should also be re-emphasised that Local Authority
reference R13/2102 secures provision to construct a new primary school (Ashlawn Primary
School) on the corner of the B4429/Ashlawn Road and Bilton Fields Farm Lane. Ashlawn
Primary School will be a 2 Form Entry (2FE) primary school including an Early Years (EY) facility,
integrated Special Educational Needs and Disabilities (SEND) resource, and Specialist
Resourced Provision (SRP). As such it is considered that financial contributions to secure Home

to School Transport would not be required.

It should be noted emerging Policy 16 states that “All new residential development in the
borough which is major development shall contribute £X,XXXX per dwelling (or such updated
amount as may be identified through an SPD) to the cost of delivery of expanded secondary
education provision in the borough to meet future need.” At the time of writing the proposed
financial contribution has not been determined. Should this figure exceed the proposed
indicative financial contribution above, the proposed financial contribution will be increased

accordingly.

Taking into account the above, the proposed development is considered to be in accordance

with the NPPF Chapter 8, Policy D4 and Emerging Policy 16.

OPEN SPACE PROVISION

Open space provision has been calculated in accordance with Policy HS4 and emerging Policy
W2. The below table summaries each of the policy requirements against the proposed
development taking the population of the proposed development as 216 people (2.4 people

per dwelling):

Children’s

0.0432ha 0.0432ha 0.0525ha +0.0093ha
Play/
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Provision for
Children &
Young People

Natural and 0.54ha 0.54ha 0.4917ha -0.0483ha

Semi Natural

Green Space

Parks and
Gardens/
Parks &
recreation
grounds
Amenity
green
spaces

0.324ha 0.27ha Oha -0.324ha

0.2376ha 0.27432ha 1.2184ha +0.94408ha
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Allotments 0.1404ha 0.1404ha -0.1404ha
Rugby union 0.06912ha 0.05184 pitches -0.06912ha or -
0.05184 pitches
Adult football 0.08208ha 0.04752 pitches -0.08208ha or -
0.04752 pitches
Youth football Included in 0.0972 pitches -0.0972 pitches
above
Mini soccer Included in 0.07992 pitches -0.07992 pitches
above
Hockey NA 0.00432 pitches -0.00432 pitches
3G NA 0.0108 pitches -0.0108 pitches
Cricket 0.04968ha 0.0216 pitches -0.04968ha or
0.0216 pitches

9.15 As detailed in the table above, the proposed development would make provision on-site for
a children’s play area, natural and semi natural green space and amenity green space. The
ongoing management and monitoring of this on-site open space provision should be secured

by way of a Section 106 Agreement.

9.16 As detailed in the table above, the proposed development would exceed the required
provision of Children’s Play/ Provision for Children & Young People and Amenity Green Spaces

on-site.
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9.17 Policy HS4 sets out that “Account will be taken of the existing open space provision within the
ward or parish the development proposal is located within (contained within Appendix 4).
Contributions through CIL/$106 will be sought from developments where the proposal would
further increase an existing deficit in provision or where the proposal will result in the
provision standards not being met within the ward or parish it is located within. For the
outdoor sports playing pitches account should be taken of the latest Playing Pitch Strategy
standard to ascertain whether the demand arising from a proposed development can be met
within the existing network of accessible playing pitches that are of sufficient quality, or
whether new or improved quality provision will be required.” Appendix 4 has now been
updated by Appendix 2 in the Rugby Borough Preferred Option Consultation March 2025
based upon the Playing Pitch and Outdoor Sport Strategy July 2023 and is therefore
considered to offer a more robust assessment of need. Appendix 2 (Existing provision table)

sets out the below need for Dunsmore Ward:

Appendix 2 -0.20 -0.64 43.65 3.42 -0.07

(Emerging)
Surplus/Deficit

(+/-)
Proposed Financial Delivered Surplus No Surplus No Delivered
Development | Contribution On-Site Financial Financial On-Site
Required Contribution | Contribution
Required Required

9.18 As Appendix 2 (Existing provision table) identifies a surplus in Natural and Semi-Natural Space
and Parks and Recreation Grounds, in accordance with Policy HS4, no financial contribution

will be required with respect to these typologies.
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of the open space typologies that cannot be made on-site, where there exists a deficit, in
addition to playing pitches. The below table compares the total cost of each typology as set
out within the Planning Obligations SPD and Appendix 2 (Off-site provision and maintenance
cost table and Playing pitch cost table) to the Rugby Borough Preferred Option Consultation

March 2025. The proposed financial contribution has been taken as the larger of the two

figures.

9.19 The proposed development would make a financial contribution to secure off-site provision

Allotments | £6.67/sgm £8.03/sqm 0.1404ha/ 1404sqm £11,274.12
Adult £12.32/sqm | £805,004/pitch | 0.08208ha/ 820.8sqm/ £38,253.79
football 0.04752 pitches
Youth NA NA 0.0972 pitches TBC
football
Mini soccer NA NA 0.07992 pitches TBC
Rugby union | £12.32/sqm | £1,140,476/pitch | 0.06912ha/ 691.2sqm/ £59,122.28
0.05184 pitches
Cricket £12.32/sqm | £2,289,611/pitch | 0.04968ha/ 496.8sqm/ £49,455.60
0.0216 pitches
Hockey NA NA 0.00432 pitches TBC
3G NA NA 0.0108 pitches TBC
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9.20 As detailed in the above, alongside provision of on-site open space, it is proposed to make a
financial contribution of £158,105.79 toward off-site open space. This will be subject to the
completion of a Section 106 Agreement. The Applicants would support an additional financial

contribution toward Youth Football, Mini Soccer, Hockey and 3G if required.

INDOOR SPORT

9.21 One of the social objectives of the Rugby Borough Council Local Plan 2011-2031 is to enhance
the quality of indoor sport. Given the nature of the application site and the proposed
development, it is not proposed to deliver any new indoor sports provision on-site. As set out
within the Planning Obligations SPD “Contributions will be sought for all residential
developments of 10 units or more to meet the West Midlands provision standards for

swimming, health & fitness, sports halls and indoor bowls in 2026.” The below table sets out

the total cost of each provision as set out within the Planning Obligations SPD:

1000 population
0.00412 gym
stations per

person

Swimming 11.18 m?per | £2,535perm? | 2.41488sqm £6,121.72
Pools(m?)
1000 population
0.01 per person
stations per station

Planning Statement TAR1262 211226

Page 51 of 88




Sports Hall 0.32 courts per | £654,266per | 0.06912sqm | £44,600.79

1000 population court
0.00032 courts

per person
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9.22

9.23

9.24

9.25

9.26

9.27

As detailed above, it is proposed to make a financial contribution of £53,393.27 toward indoor

sport provision.

Taking into account the above, the proposed development is considered to be in accordance

with the NPPF Paragraph 103, Policy HS4 and D4 and Emerging Policy W2.

AIR QUALITY

An Air Quality Assessment (AQA) undertaken by Stantec is submitted alongside this
application which covers air quality associated with the construction and operational phases

of the proposed development.

The Construction Phase Assessment concludes that the proposed development is considered
to be Medium Risk for nuisance dust soiling effects and a Low Risk for PM10 health effects.
The report includes at Appendix E Construction Dust Mitigation and recommends that these
measures be included within a Construction Environment Management Plan (CEMP) which
should effectively reduce the risk of impacts to negligible during the construction phase. A

CEMP should be secured by way of a suitable worded planning condition.

The Operational Phase Assessment finds that the proposed development is; not predicted to
exceed the annual mean NO2, PM10 or PM2.5 AQALs, a negligible impact on annual mean
NO2, PM10 or PM2.5 concentrations has been predicted at all considered sensitive receptor
locations, exceedances of the 1-hour mean NO2 and 24-hour mean PM10 AQALs are
considered unlikely and that the proposed development will not introduce any new receptors

into an area of exceedance of any relevant AQAL.

As set out within Policy HS5 and emerging Policy EN8, major development within the Air
Quality Management Area (AQMA) must achieve or exceed air quality neutral standards or
offset the shortfall. As detailed within the AQA and elsewhere in this report, the proposed
development does include design solutions and on-site measures to improve air quality. This

includes the following:
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e Retention of tree buffer along Ashlawn Road separating the proposed dwellings from

the public highway

e Green Infrastructure (comprising 1.22ha of amenity green space, 0.49ha of on-site
public natural and semi-natural green space comprising enhanced grasslands and at

least168 new trees)

e Pedestrian and cycling infrastructure including a pedestrian refuge island crossing and

pedestrian and cycle links through the site
e 1 Level 2 7kW EV charger per dwelling
e No gas heating through an all-electric energy strategy
e Travel Plan

9.28 The AQA, however, sets out that the aim is to go above and beyond with regard to damage
costs and offsetting air quality impacts and therefore includes a financial contribution of
£16,515 to mitigate the increase in Nox and PM2.5 emissions. This will be subject to the

completion of a Section 106 Agreement.

9.29 Taking the above into consideration, the proposed development is considered to be in

accordance with the NPPF Paragraph 199, Policy HS5 and Emerging Policy EN8.

AMENITY IMPACT

9.30 The proposed development has been designed to not cause or be affected by unacceptable
harm to human health, living conditions or the natural environment through air (including
odour), water, noise, or light pollution, vibration, insects, vermin, land contamination or

instability.
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9.31

9.32

9.33

A Ground Conditions Desk Study undertaken by Stantec is submitted alongside this
application. The Report concludes that it is unlikely that the site would be classified as
Contaminated Land under Part 2A of the EPA 1990 and that the overall risk for a redeveloped
site is assessed to be low, with some specific potentially moderate risks if not remediated. In
order to confirm the actual risks to receptors and confirm the ground conditions with respect
to potential geotechnical and geo-environmental risks, the report recommends that an
appropriate intrusive investigation is undertaken. The report recommends that this should be
secured by means of an appropriately worded Planning Condition, and if found to be

necessary, remediation.

As detailed above the AQA finds that the proposed development will not introduce any new
receptors into an area of exceedance of any relevant AQAL and therefore the proposed

development would not cause unacceptable harm to human health with respect to air quality.

Specific consideration has been given to ensure that the proposed development would not
have an unacceptable impact on the amenity of future occupants (including future occupants
of the 25 dwellings at ‘Site Of Former Inwoods House’), existing occupants at Ashlawn House,
The Bungalow and Ashlawn Lodge and Ashlawn Cottage to the East of the site with respect to
ventilation, daylight, sunlight, privacy, security and avoiding an overbearing impact.
Principally this includes; the provision of a significant buffer zone between proposed
residential dwellings and Ashlawn House (and by extension The Bungalow), retention of and
proposed tree planting within the buffer zone, reduced height of the closest dwellings and no
solar PV panels on the two dwellings fronting Ashlawn House to avoid possible glint and glare;
a back-to-back arrangement with the consented dwellings at ‘Site Of Former Inwoods House’
and the proposed dwellings along the sites western boundary in addition to retention of all
existing trees on this boundary; a buffer zone between proposed residential dwellings and
Ashlawn Lodge in addition to the retention of the adjacent woodland trees and additional tree
planting on the eastern boundary with Ashlawn Cottage (which is already separated by the
existing sub-station). No solar PV panels are also proposed to the east facing roof slope of the

dwelling closest to Ashlawn Cottage to avoid possible glint and glare.
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9.34

9.35

9.36

10.0

10.1

10.2

10.3

There is not anticipated to be any amenity impact on the occupiers of the dwellings at Ashlawn
Gardens given the separation of the B4429/Ashlawn Road nor on Hall Cross and Hunters Gap
which are separated from the application site by significant boundary planting (further

separated by the amenity spaces to the proposed dwellings along the eastern boundary).

Each of the proposed dwellings would provide adequate levels of amenity for future occupiers

and users.

Taking the above into consideration, the proposed development is considered to be in

accordance with the NPPF Paragraphs 196, 198, 198, Policy SDC1 and Emerging Policy EN7.

NATURAL ENVIRONMENT

ARBORICULTURAL IMPACT

As detailed elsewhere within this Report, the proposed development has been landscape-led
and recognises the importance the existing trees and hedgerows on-site make to the
landscape character of the development site. With this in mind, the Indicative Masterplan has
been sensitively designed to retain the existing trees on site as far as possible in addition to

incorporating significant on-site tree planting.

An Arboricultural Impact Assessment (AIA) undertaken by Greensted Arboriculture is
submitted alongside this application. The AIA confirms there are no veteran trees or ancient
woodland within or adjacent to the application site that would be impacted by the proposed

development. The proposed development is in accordance with Policy NE1 in this respect.

The AIA confirms that one Category A Tree from G29 will need to be removed in order to
facilitate the primary access into the proposed development although the retention of
proximal trees within this boundary tree belt will mitigate the loss. In addition, 78 linear
metres of Hedgerows H1 and H2 will also require removal to accommodate the internal access

arrangements.
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104

10.5

10.6

10.7

10.8

The AIA adds that three Category A Trees (T3, T30 and T31) would require minor crown
management to make space for the proposed development and that lateral root pruning will

be required to three Category A Trees (T3, T17, T20).

Two trees located on the western boundary with ‘Inwoods House’ are subject to a Tree
Preservation Order (TPO No. 396), please see Appendix 4. This includes T40 (T5 in the TPO)
and T42 (T12 in the TPO). Both T40 and T42 would not be impacted by the proposed

development as shown within the AIA.

The AlAincludes Tree Protection Measures and a Tree Protection Plan (TPP) to mitigate impact

on trees during construction.

The proposed development would make significant provision of new tree planting to reinforce
the historic parkland landscape character of the site and to establish an attractive public realm
for future occupants. The proposed tree planting would also provide passive cooling in the
summer months, increase biodiversity and improve localised air quality by sequestering
carbon and other air pollutants and particulate matter from the atmosphere. Proposed tree
planting is likely to include a mix of native broadleaf trees including English Oak (Quercus
robur) and Common lime (Tilia x europaea) reflecting the existing mix of native broadleaf trees
within the application site. Proposed street tree planting would likely comprise Field Maple

(Acer campestre) as expressed elsewhere within the locality.

The proposed development has taken Emerging Policy EN5 (Canopy cover) into consideration.

Emerging Policy EN5 states of relevance that:

“A. All major development, excluding 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)

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.”
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Paragraph 5.14 adds that “Existing canopy cover shall be assessed using a BS5837:2012 tree
report. Post-development canopy cover will be calculated based on the projected canopy

spread at 25 years post-development using the council’s approved calculator.”

10.9 At the time of this application, the LPA have not published an approved calculator. In turn, the
post-development canopy cover has been calculated as a total percentage of the site area
using the crown spread of all of the existing and proposed trees within the application site.

The results of this assessment are set out below:

Total Area (Ha) 7.43 1.807

% of Total Area NA 24.3

10.101In accordance with Paragraph 5.15, the Applicants would support the use of a suitably worded

planning condition to require maintenance of the canopy cover post-development.

10.11 With the above taken into account, the proposed development is considered to be in
accordance with NPPF (Chapter 15), Policies NE1, NE3, SDC2 and Emerging Policies EN1, EN2
and ENS.

ECOLOGICAL IMPACT

10.12 An Ecological Impact Assessment (EclA) undertaken by Maydencroft is submitted alongside
this application. The EclA concludes that the proposed development would have no direct or
indirect impacts on any internationally designated, nationally statutory designated or non-

statutory designated sites. This is in accordance with Policy NE1.
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10.13 The EclA find that the proposed development would impact on the modified grassland present
on site but notes that modified grassland is not considered ecologically significant and does
not qualify as an HPI. The EclA adds that areas of broadleaf woodland, hedgerows and lines of
trees may be temporarily impacted during the construction phase. These comments should
be read in conjunction with the aforementioned TPP which includes tree protection fencing
to the groups of broadleaf woodland, hedgerows and lines of trees during construction to

mitigate any potential impacts.

10.14 A Ground Level Tree Assessment (GLTA) has been undertaken and identified several trees on
site with potential bat roosting features. All of these trees are to be retained as part of the
proposed development as set out within the AIA. The EclA notes however that due to their
proximity to construction activities, there is a risk of disturbance (particularly to trees T25,
T28, and T31). The EclA recommends that further surveys are not considered necessary,
provided that the presence of bats is assumed and appropriate mitigation measures are

implemented to minimise disturbance during the works.

10.15 Following initial site investigations, eDNA surveys for Great Crested Newts (GCN) have been

undertaken and have returned negative results for GCN. No impacts are therefore anticipated.

10.16 Initial site investigations identified a badger sett on the eastern boundary in the northeastern
field in addition to a second potential sett which was found along the western boundary in
the northwestern field. A Comprehensive Badger Survey was subsequently undertaken which
confirmed the presence of a single badger sett. A 20m buffer has in turn been provided to the

badger sett.
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10.17The initial site investigation identified a small patch of Japanese Knotweed along the

southwest hedgerow boundary to Ashlawn House. A walk-over survey for invasive non-native

species site survey was subsequently undertaken to confirm and map the extent of Japanese

Knotweed present on the site. Following this a Japanese Knotweed Management Plan (JKMP)

has been prepared by Maydencroft and is submitted alongside this application which includes

an Integrated Weed Management Plan (IWMP) for controlling and preventing the spread of

Japanese Knotweed. It should be emphasised that the JKMP will be implemented outside of

the application at hand in accordance with UK legislation for invasive non-native species

(INNS). With that said, the implementation of the JKMP should be secured by way of an

appropriately worded planning condition.

10.18 The EclA makes a number of recommendations for mitigation, all of which are to be followed

in full and should be secured by way of an appropriately worded planning condition for a

Landscape and Ecological Management Plan (LEMP). A summary of the recommendations for

mitigation is set out below:

Follow the results of the BS5837 for retained individual trees, hedgerows, woodlands
and lines of trees;

Follow the Arboricultural Method statement for protection of retained woody
vegetation and for the removal of single tree from woodland;

Woody vegetation removal to be undertaken outside of bird nesting species If
undertaken during bird nesting season, an ecologist must first conduct a nesting bird
check;

Installation of ramps or means of escape within any excavations for badgers and
hedgehogs;

10m buffer around PRF trees and acoustic hoarding to minimise disturbance to roosting
bats;

Sensitive lighting for foraging and commuting bats;

Sensitive timing and two phase cutting of grassland to protect reptiles.
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10.19The EclA makes several recommendations for ecological enhancements which includes:
e Provision of bird boxes and bat boxes within trees;
e Provision of reptile hibernacula along woodland boundaries;
e Installation of Swift bricks in the new constructions
e Removal of Japanese knotweed;
e Planting of trees to replace loss of single tree

These recommendations for ecological enhancements are to be followed in full and should be
secured by way of an appropriately worded planning condition for a Landscape and Ecological

Management Plan (LEMP).

10.20With the above taken into account, the proposed development is considered to be in

accordance with the NPPF (Chapter 15), Policies NE1 and NE3 and Emerging Policy EN1.

BIODIVERSITY NET GAIN

10.21A Biodiversity Net Gain Assessment and Biodiversity Net Gain Metric undertaken by
Maydencroft is submitted alongside this application. It demonstrates that the proposed
development would provide a 17.48% (4.65 Units) and 18.17% (0.19 Units) net gain in Habitat
Units and Hedgerow Units respectively and therefore exceeds the Statutory 10% requirement
as set out in Schedule 7A of the Environment Act 2021. Appeal Decisions have confirmed that
Biodiversity Net Gain should be afforded weight in favour when determining applications. In
this case, significant weight should be afforded to the delivery of Biodiversity Net Gain that
exceeds that 10% Statutory requirement and the 10% requirement set out in emerging Policy

EN4.

10.22 The proposed Biodiversity Net Gain strategy would be delivered on-site and comprises inter
alia 168 urban trees, enhanced grassland habitats and native hedgerow creation. The
prioritisation of on-site delivery is in accordance with the hierarchy set out in emerging Policy

EN4.
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10.23 The proposed Biodiversity Net Gain strategy has been designed to take the opportunity to
protect, restore and enhance the existing Potential Green Infrastructure Corridor identified
on the Green Infrastructure (Gl) Policy Map which includes all of the land to the south of
Ashlawn House. The proposed strategy has also taken into consideration the green
infrastructure strategy as detailed within the Landscape and Ecological Management Plan
(LEMP) at Appendix 2 ‘Proposed Habitats — SOUTH’ to LPA reference R24/0327 at ‘Site Of
Former Inwoods House’ to ensure a link into adjacent sections of the existing Potential Green
Infrastructure Corridor. This is considered to be in accordance with Policy NE2 and should be

given weight in the decision-making process.

10.24This application should be subject to the Biodiversity Gain Condition requiring a Habitat
Management and Monitoring Plan to secure long term maintenance of habitats. Should the
Local Planning Authority consider the proposed strategy to include ‘significant onsite
enhancements’ the Applicants would support securing the proposed net gains by way of a

planning obligation.

10.25With the above taken into account, the proposed development is considered to be in

accordance with the NPPF (Chapter 15), Policies NE1 and Emerging Policy EN4.

LANDSCAPE IMPACT
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10.26 As detailed elsewhere in this Report and in the Design and Access Statement, the proposed

development has been designed as a landscape-led development in order to retain and
enhance the sites existing estate parkland character, as experienced within the site, and to
mitigate the wider landscape impact on the Rainsbrook Valley. This has been achieved by
firstly limiting built development to the Northern part of the site with the lowest landscape
sensitivity and prioritising Biodiversity Net Gain and attenuation in the southern part of the
site with the highest landscape setting and the lowest topography. This has been achieved
secondly by retaining, restoring and enhancing the sites key estate parkland landscape
features, namely the trees scattered in the two field parcels, the hedgerow which lines the
existing access to Ashlawn House, Ashlawn Lodge and The Bungalow and the grassland
habitat. Accordingly, the proposed development would only require the loss of one tree and
only 78m of hedgerow to make room for the internal spine road and pedestrian link. Proposed
tree planting has prioritised strengthening the eastern and western boundaries (including the
boundary with Ashlawn Cottage), strengthening the boundaries with Ashlawn House and the
associated orchard and new groups of scattered trees expanding on the existing features.
Enhancements are also to be made to restore the existing grassland habitats that, like the
scattered tree groups, inform the sites existing estate parkland character. This has been
achieved thirdly by retaining the open characteristics of the southern boundary on the
western field parcel to retain important landscape views and strengthen the sites connection
with the Rainsbrook Valley. Attention has also been given to the layout of the internal spine
road which has been designed with sweeping curvature to retain the sense of passing through

an estate parkland setting.

10.27 A Landscape Visual Impact Assessment (LVIA) undertaken by ProHort is submitted alongside

this application which has informed the layout and landscaping of the proposed development.
The LVIA concludes that the “The Application Site has a distinctive parkland setting and is
assessed as of moderate landscape value and largely low sensitivity. A large area of the site to
the south, part of which is assessed as high sensitivity due to views over the Rains Brook Valley,
will be exclusively green field comprising a SUDs pond and tree planting, creating new habitats

that will replicate the parkland feel that gives the Application Site its quality and value.
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The site has a high level of containment and there are good opportunities for mitigation and
enhancement. The number of visual receptors is largely limited by the boundary vegetation,
woodlands, hedgerows and tree belts in the landscape and built form, particularly from the
north and west. Receptors comprise principally of pedestrians and residents in close proximity

to the site boundary to the north and east.

It is considered that the Application Site and wider area have a good ability to tolerate the
nature/scale of the development without any adverse effect on the local or national landscape
character. The proposals conform to local and national policies and in conclusion this
assessment does not consider that there are any unacceptable or overriding landscape or

visual effects that should preclude the proposed development”.

10.281t should be noted that the Local Plan review Preferred Options consultation contains two
draft housing allocations within the Rainsbrook Valley (Land off Barby Lane and East of Kilsby
Lane, Hillmorton) that fall within Parcel 14a in the Rainsbrook Valley landscape Sensitivity
Study January 2017. Parcel 14a is assessed as having high sensitivity and is not described as
having potential for housing. The built area of the proposed development would all fall within
17h which has a high-medium sensitivity. The study states for 17h, with regard to the potential
for housing, that “There is scope for limited development but this should not extend into
neighbouring zones. The existing landscape structure with mature trees must be retained.”
[Emphasis added]. As such the proposed development is considered to be sequentially
preferable, in landscape impact terms, for residential development when compared to Land

off Barby Lane and East of Kilsby Lane, Hillmorton.

10.29Policy NE3 requires that landscape enhancements should be maintained and managed to
secure said enhancements in the long-term. In this case the proposed landscape
enhancements would form part of the Biodiversity Net Gain strategy and will therefore be
secured for 30 years as part of a Habitat Management and Monitoring Plan (HMMP) which
will be subject to the Biodiversity Gain condition. The Applicants would also support a suitably

worded condition requiring a Landscape and Ecological Management Plan (LEMP).

10.30With the above taken into account, the proposed development is considered to be in

accordance with the NPPF (Chapter 15), Policy NE3 and Emerging Policy EN2.
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11.0 SUSTAINABLE DESIGN AND CONSTRUCTION

SUSTAINABLE DESIGN AND BUILDINGS

11.1 The proposed development has been designed with sustainability at the forefront, in line with

emerging policy requirements and Supporting Planning Documents and is supported by an
indicative Energy and Sustainability Statement undertaken by EAS in addition to the

completed Sustainability Checklist.

11.2 The proposal will take a fabric first approach adopting Passivhaus design principles to reduce

the energy demand and CO2 emissions from the proposed development. Each dwelling would
be designed to achieve the optimal balance between providing natural daylighting benefits to
reduce lighting demand, the provision of passive solar heating to limit space heating demand,
whilst limiting summertime solar gains through low solar-transmittance windows and external

shade to reduce overheating risks.

11.3 The proposed energy strategy will comprise a communal ground source heat pump (GSHP)

system to provide 100% of the space heating and domestic hot water (DHW) demand across
all the proposed dwellings. The proposed energy strategy will also incorporate approximately
685 rooftop solar photovoltaic (PV) panels across the proposed dwellings supporting a site-
wide all-electric energy strategy. The proposed energy strategy demonstrates that the
proposed development could deliver a site-wide regulated carbon reduction of 102%
compared to the baseline Part L 2021 Target Emissions Rate, meaning the scheme achieves

net zero regulated emissions in operation.

11.4 The proposed fossil fuel free all-electric energy strategy, whilst reducing carbon emissions and

supporting long-term climate resilience, will also improve energy security and significantly

reduce energy bills for future occupants of the development.
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11.5

11.6

11.7

11.8

11.9

It should be given significant weight that the proposed development exceeds the
requirements of adopted Policy SDC4 and the proposed Future Homes Standard 2025 which
only requires new dwellings to be net-zero ready. In turn the proposed development would
comply with the ambitious emerging Policy CL1 aligning with Rugby’s objective to reduce
emissions and go further and faster to achieve net zero carbon development at the earliest

opportunity.

Provision of a detailed Energy and Sustainability Strategy will be submitted at the Reserved
Matters stage and should be secured by way of an appropriately worded planning condition.
In order to secure the public benefits at this stage, it is suggested that the condition will
require the detailed Energy and Sustainability Strategy to demonstrate at least an overall on-

site regulated CO2 reduction of 102% against the baseline Part L 2021 Target Emissions Rate.

Whilst design is a reserved matter, the NPPF states at Paragraph 139(b) that “significant

weight should be given to:

b) outstanding or innovative designs which promote high levels of sustainability, or help raise
the standard of design more generally in an area, so long as they fit in with the overall form

and layout of their surroundings.”

Taking the above into consideration, the proposed development is considered to be in

accordance with The NPPF Chapter 14, Policy SDC4 and Emerging Policy CL1.

LANDSCAPING

Landscape Impact is discussed previously in this Report.

11.101t should be noted that landscaping is a reserved matter, with that said, the proposed

development has been landscape-led through a sensitive approach to the indicative layout
and design which aims to retain the sites existing estate parkland landscape character and

setting and to establish an attractive public realm for future occupants.
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11.11As detailed above, the proposed development will include planting of 168 new trees.
Proposed tree planting is likely to include a mix of native broadleaf trees including English Oak
(Quercus robur) and Common lime (Tilia x europaea) reflecting the existing mix of native
broadleaf trees within the application site. Proposed street tree planting would likely

comprise Field Maple (Acer campestre) as expressed elsewhere within the locality.

11.12 Opportunities have been utilised to incorporate sustainable drainage methods (as detailed
further elsewhere in this report) into the onsite landscaping. The proposed attenuation basin
has been designed as an above ground feature and would contribute to the landscape setting

of the site forming part of the on-site open space provision.

11.13 Proposed tree planting, proposed on-site public space and the proposed attenuation basin
have been co-located alongside dedicated pedestrian links through the site to create a
cohesive development layout with an attractive public realm which helps facilitate active

transport through the site.

11.14 Landscaping would also include the provision of Biodiversity Net Gain to the south of the site.
This will comprise new tree planting, enhanced grassland habitats and creation of new native

hedgerow.

11.15Hard landscaping has been kept to a minimum and utilises a combination of different surface

treatments to soften its impact as detailed within the Design and Access Statement.

11.16 As detailed previously, arrangements for the long-term management and maintenance of
landscape features will be included within the Habitat Management and Monitoring Plan
(HMMP) which should be secured using the biodiversity gain condition. This would secure the

maintenance of significant onsite habitat enhancements for at least 30 years.

11.17 A detailed landscape strategy should be secured by way of a suitably worded planning

condition for a Landscape and Ecological Management Plan (LEMP).

11.18Taking the above into consideration, the proposed development is considered to be in

accordance with The NPPF Paragraph 135 and 136, Policy SDC2 and Emerging Policy D3.

HERITAGE IMPACT
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11.19A Heritage Desk-Based Assessment (HDBA) (Report No 2549 June 2025) undertaken by
Archaeology Warwickshire is submitted alongside this application. The HDBA finds that there
are no designated heritage assets within or immediately around the site which would be

impacted by the proposed development.

11.20With regard to the potential impact on archaeological remains, the HDBA identifies a high
potential for significant prehistoric remains within the application site, and a low potential for
significant remains from all other periods. Given the potential for prehistoric remains on site,
in accordance with Paragraph 207 in the NPPF, a Written Scheme of Investigation (WSI) for an
Archaeological Evaluation should be secured by way on appropriately worded condition

attached to any grant of planning permission.

11.21The HDBA determines that, although not formally identified as such, Ashlawn House and the
surrounding Park are considered to be a non-designated heritage asset. The NPPF details at
Paragraph 216 that “The effect of an application on the significance of a non-designated
heritage asset should be taken into account in determining the application. In weighing
applications that directly or indirectly affect non-designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset.” [emphasis added)]. This is repeated at adopted Policy SDC3
which states that “In weighing applications that affect non-designated heritage assets, a
balanced judgement will be required having regard to the scale of any harm or loss and the

significance of the asset.”

11.22 The proposed development has been carefully designed to reduce the scale of harm on the

setting of both Ashlawn House and the Park, this includes the following measures:

1. The retention of the existing mature trees on site which historically formed part of the
Park around Ashlawn House (for more information see Arboricultural Impact
Assessment) alongside the retention of the majority of the hedgerow either side the

access track.
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2. The provision of a ‘buffer zone’ between Ashlawn House and the nearest proposed
residential dwellings to provide separation to Ashlawn House and to retain the
immediate parkland setting reducing intervisibility between Ashlawn House and

proposed residential development.

3. As detailed on the Density and Building Heights Parameter Plan, the nearest residential
dwellings to Ashlawn House are to be of single storey design and will not include

provision of solar PV panels as to not result in any glint and glare.

4. Proposed tree planting to enhance the setting of the Park and to reduce intervisibility

between Ashlawn House and proposed residential development.

5. Provision of informative signage within the site to educate future residents about the

history of Ashlawn House.

11.23The HDBA concludes that “Given this loss of significance and the steps taken to minimise the
impact of the proposed development on Ashlawn House and to improve the parkland character
around the House, it is adjudged that the proposed development would pose Less than
Substantial Harm to Ashlawn House’s setting.” [Emphasis added]. The Less Than Substantial
Harm identified as a result of the proposed development on the setting of Ashlawn House and
Park will need to be balanced against the public benefits of the development. The public
benefits of the development are considered to outweigh the harm. The weighting of public

benefits is set out within Section 13.0.

11.24Taking into account the above, the proposed development would be in accordance with the

NPPF (Chapter 16), Adopted Policy SDC3 and Emerging Policy D4.

FLOOD RISK AND DRAINAGE STRATEGY
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11.25A Flood Risk Assessment (FRA) undertaken by Stantec is submitted alongside this application.
The FRA demonstrates that the site is located within Flood Zone 1 and is therefore at the
lowest risk of fluvial flooding. The FRA likewise finds that the site is considered to be at ‘low’
risk from groundwater flooding, sewer flooding and flooding from artificial sources. With
respect to surface water flooding, the FRA concludes that “Although the majority of the site is
situated at a ‘very low’ risk of surface water flooding, there are isolated areas in the north of
the site which are at a ‘low’ to ‘medium’ risk of surface water flooding, associated with local
topographic lows. However, surface water flood depths are expected to remain below 200mm
almost entirely across this part of the site. While the drainage strategy will manage the site’s
surface water flood risk and any surface water exceedance will follow local topography and
flow in a southerly direction away from the site, the below recommendation has been included

to manage any residual surface water flood risk:

» It is recommended that, where possible, any new proposed buildings are set higher
than surrounding ground levels and that any building entrances / external levels are

sloped away from building thresholds.

When considering the above mitigation, the site is considered to be at a 'low' risk of flooding

from surface water.”

The above recommendation will be followed when detailed design of the proposed dwellings

is undertaken at Reserved Matters.
11.26 The FRA goes onto conclude that “the proposed development:
» Is suitable in the proposed location;
» Will be adequately flood resistant and resilient;
» Will not place additional persons at risk of flooding;

» Will not increase flood risk elsewhere as a result of the proposed development

through the loss of floodplain storage or impedance of flood flows; and
» Will put in place measures to ensure surface water is appropriately managed.

This report concludes that in flood risk context, the proposals are safe and appropriate and

do not increase flood risk.” [Emphasis added]
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11.27 An Outline Drainage Strategy (DS) also undertaken by Stantec is also submitted alongside this

application. The DS sets out that the proposed drainage strategy will comprise of provision of
rainwater butts to each dwelling, permeable paving, bioretention areas and swales and an
attenuation basin in the southwest of the site. The DS concludes that “this has been shown to
provide adequate water quality improvements. The basin has been sized to provide a minimum
300mm freeboard in the critical 1 in 100 year event with 45% climate change allowance,
discharging at a rate not exceeding Qbar. Exceedance flows are to be routed along the onsite
road towards the basin.” Surface water will be discharged to an existing ditch to the Southeast
of site (within the Applicants ownership) via a 400m surface water sewer. The watercourse
has been demonstrated to be in good condition with sufficient capacity to receive surface

water flows from the proposed development.

11.28 The DS also sets out the proposed foul water drainage strategy which is to connect to the

existing local foul sewer that runs through Ashlawn Gardens, north of Ashlawn Road. Given
the topography of the site a pump station is required to connect the foul sewer at the correct

level.

11.29Taking into account the above, the proposed development would be in accordance with the

NPPF (Chapter 14), Adopted Policies SDC5 and SDC6 and Emerging Policy EN6.

12.0 DELIVERY

12.1

TRANSPORT

The proposed development has been designed using a vision-led approach to transport
solutions and will make provision a new priority junction on the southern side of Ashlawn
Road for vehicular access, along with two additional segregated pedestrian and cycle
connections along the site frontage (with one retaining vehicular access to Ashlawn House,
The Bungalow and Ashlawn Lodge.) Opportunities have been taken to improve transport
sustainability by enhancing pedestrian and cycle connectivity through the provision of a new
pedestrian crossing aligning with natural desire lines for onward travel north into Rugby and

the wider surrounding area.
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12.2

12.3

12.4

12.5

A Transport Assessment (TA) undertaken by Paul Basham Associates is submitted alongside
this application. The TA concludes that “the proposed development aligns with the sustainable
transport objectives of the NPPF and the strategic ambitions of the emerging Rugby Local Plan.
The existing and proposed transport infrastructure is well-equipped to encourage modal shift,
reduce reliance on private vehicles, and support a well-connected, walkable community.
Vehicular access has been appropriately designed to accommodate future demand without
generating significant impacts on the local road network, as validated by junction modelling
outputs. Overall, the proposal aligns with national and local planning guidance and should be
considered acceptable from a transport and highways perspective. We would therefore
anticipate that the local authority will view the proposals favourably in terms of highway

considerations.” This is in accordance with both Paragraphs 110 and 115 in the NPPF.

The TA includes at Appendix C detailed access plans which demonstrates that; suitable
visibility splays and swept path analysis from the proposed priority junction, suitable
pedestrian visibility splays for the proposed pedestrian refuge island crossing and visibility
splays and a swept path analysis for the internal spine road can all be achieved for cars,

servicing and emergency vehicles.

The TA also includes a Stage 1 Road Safety Audit (RSA) which made several recommendations.
In response to these recommendations, forward visibility splays have been provided for right
turning vehicles, Average Annual Daily Traffic (AADT) flows have been checked and mast
mounted signs to diagram 610 (Keep left) have been implemented to the proposed refuge

island crossing.

The TA demonstrates that the proposed development would only generate 48 two-way
vehicle movements during the AM peak hour (0800-0900) and 44 two-way vehicle movements
during the PM peak hour (1700-1800) which would have a negligible impact on the local
highway network. Vehicle trip distribution assessment likewise confirms that the proposed
development will not result in a significant increase to vehicular movements at the nearby
A426/Ashlawn Road roundabout or Ashlawn Road/Barby Road/Onley Lane crossroads

junctions.
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12.6

12.7

12.8

12.9

As part of the TA, junction modelling has been undertaken to assess the operation of the
proposed development access junction. The junction modelling confirms that the proposed

development access junction is forecast to operate well within maximum RFC forecasts.

A Travel Plan (TP) undertaken by | SN s 2/sc submitted alongside this

application. The TP outlines the proposed strategy to encourage residents to use alternative
modes of transport to private car journeys and sets out measures to achieve a 10-percentage

point modal shift.

The Applicants would support a financial contribution toward promoting sustainable travel
and road safety initiatives within the community associated within the development if
requested by Warwickshire County Council. This could include financial contributions toward
the approved Ashlawn Road / Barby Road traffic signal junction which was discussed by local

residents at the public consultation event (please see Statement of Community Involvement).

Taking into account all of the above, the proposed development would be in accordance with

the NPPF (Chapter 8 and 9), Adopted Policy D1 and Emerging Policy I1.

PARKING

12.10Proposed parking has been designed in accordance with the Appendix 5 Car Parking Standards

of the Adopted Local Plan and Appendix 1 Parking standards from the Emerging Local Plan,
which both identify the site location as external to the ‘High Access’ zone. Each dwelling would
also be provided with secure undercover cycle storage in accordance with Appendix 5 Car
Parking Standards of the Adopted Local Plan and Appendix 1 Parking standards from the
Emerging Local Plan. Electric vehicle parking provision be provided with one charging point
available per dwelling in accordance with Part S of the Building Regulations. Electric vehicle

provision will be consistently provided as Level 2 7kW chargers.

12.11 Accordingly, the proposed development would be in accordance with the NPPF (Chapter 9),

Adopted Policy D2 and Emerging Policy 12.

BROADBAND STATEMENT
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12.12 Policy SDC9 requires that “Developers of new developments (residential, employment and

commercial) will be expected to facilitate and contribute towards the provision of broadband
infrastructure suitable to enable the delivery of broadband services across Rugby Borough to
ensure that the appropriate service is available to those who need it”. In accordance with
Paragraph 10.59 full fibre broadband will be delivered of at least 100Mbps. This should be

secured by way of a suitably worded planning condition.

INFRASTRUCTURE AND PLANNING OBLIGATIONS

12.13The application site is identified as falling within the Rural Area on the Rugby Borough

Community Infrastructure Levy Residential Charging Zones Map. Within the Rural Area,
‘Residential houses — 11 units or more’ are charged at £160 per sq.m. The estimated overall
floor areais circa 5,909sgm (excluding affordable housing subject to mandatory social housing
relief). This would generate a CIL charge of around £945,440. Community Infrastructure Levy
(CIL) - Form 1: CIL Additional Information and Form 10: Charitable and/or Social Housing Relief
Claim Form are submitted with this application. It should also be noted that the 9 self-build
dwellings would be subject to the self-build exemption. CIL Form 7 has been submitted but
has not been completed as this needs to be completed by the self-builder (the Claimant) who
would not be the Applicant of the application at hand and therefore would need to be

completed at a later stage.

12.14 As detailed elsewhere in this report the proposed development will make planning obligations

and financial contribution that will need to be secured by way of a Section 106 Agreement. A
draft Heads of Terms providing a summary of the anticipated planning obligations and

financial contributions is set out in the table below:
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Affordable Housing Provision of 28 affordable units (23 Social
Rent and 5 Affordable Home Ownership)

M4(3) Accessible Homes Provision of 9 homes Category 3 -
wheelchair user dwellings as set out in Part
M4(3) of Schedule 1 to the Building
Regulation 2010 (as amended)

Self-Build/Custom Build Housing Provision of 9 Self-Build/Custom Build plots

Specialist Housing Provision of 3 Sheltered Homes and 3 Extra
Care Homes

Education Secondary school place provision: £405,648

Health TBC

Open Space Management and maintenance of on-site

open space provision. Provision of off-site
open space typologies and playing pitches:

£158,105.79

Indoor Sport Provision of off-site indoor sport provision:
£53,392.27
Air Quality Mitigation of increase in NOx and PM2.5

emissions: £16,515.00

Planning and Infrastructure Provision of pedestrian refuge island

crossing over Ashlawn Road

Transport Sustainability TBC by Warwickshire County Council
Highways. Could include financial
contribution toward approved Ashlawn

Road / Barby Road traffic signal junction
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Warwickshire County Council Monitoring | TBC

Fee

Rugby Borough Council — Monitoring | TBC

contribution

12.15The Applicants would support additional/amended planning obligations that meet the

requirements of The Community Infrastructure Levy Regulations 2010 (As Amended).

12.16 The Applicants will enter into an agreement under Section 278 of the Highways Act 1980 (As

Amended) to enable the execution of works required on the public highway.

13.0 CONCLUSIONS AND PLANNING BALANCE

13.1

13.2

This application is submitted in outline with all matters reserved except for access for the
erection of up to 90 residential dwellings (Use Class C3) (including up to; 28 affordable homes,
9 self-build/custom build homes, 9 accessible homes to M4(3) standards and 6 specialist
homes), up to 2.28ha of public open space (including natural and semi-natural green space,
amenity green space and a child’s play area), a pedestrian refuge island crossing and

associated development.

It is a significant material consideration that Rugby Borough Council cannot currently
demonstrate a 5-year supply of housing. At the time of writing Rugby Borough Council have
acknowledged that they have a 4.16-year supply of housing (which equates to an established
shortfall of 542 dwellings over the period 01 April 2025 to 31 March 2030). Sworders have
undertaken a Rugby 5 Year Housing Supply Position Assessment for the period 01 November
2025 to 31 October 2030 which has been submitted alongside this application. Based on
analysis of deliverable sites for the five-year period 01 November 2025 to 31 October 2030,
the Rugby 5 Year Housing Supply Position Assessment concludes that Rugby Borough Council
can only demonstrate a housing land supply of 2.85 years against their local housing need

(equating to a shortfall of 1435 dwellings).
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13.3 As Rugby Borough Council cannot demonstrate a 5-year supply of housing against their local

housing need and as a period of five years from the date of the plan’s adoption has lapsed
(see NPPF Footnote 8 and Paragraph 232), Paragraph 11(d) is engaged. Paragraph 11(d) states

that “Plans and decisions should apply a presumption in favour of sustainable development.
For decision-taking this means:

d) where there are no relevant development plan policies, or the policies which are most

important for determining the application are out-of-date8, granting permission unless:

i) the application of policies in this Framework that protect areas or assets of particular

importance7 provides a strong reason for refusing the development proposed; or

ii) any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole, having
particular regard to key policies for directing development to sustainable locations, making
effective use of land, securing well-designed places and providing affordable homes,

individually or in combination9”.
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13.4 The application site is deemed to be a sustainable location for residential development. The

application site is located immediately to the south of ‘Ashlawn Gardens’ which comprises
860 residential dwellings forming part of the South West Rugby Sustainable Urban Extension
and the current extent of the Rugby Urban edge. In addition, the Policies Map (Reg 18)
published alongside the Local Plan review Preferred Options consultation on 24 March 2025,
shows that the settlement boundaries at Emerging Policy S1 would be extended to include
the ‘Ashlawn Gardens’ development and would in turn run along the B4429/Ashlawn Road.
As a result, the application site would directly adjoin the defined settlement boundary to
Rugby Town, which is the most sustainable settlement for development within the Borough.
Furthermore, immediately to the West of the site is the ‘Site Of Former Inwoods House’ which
was granted planning permission for a retirement village consisting of 11 bungalows (Use
Class C2), 40 apartments (Use Class C2) and a 59-bed care home (Use Class C2) pursuant to
Local Authority References R16/2333 and R20/0213 before being replaced by planning
permission for 25 residential dwellings pursuant to Local Authority Reference R23/0491. The
Officers Report to Local Authority Reference R23/0491 confirms that the neighbouring site is

a sustainable location for residential development.

13.5 Turning to Paragraph 11(d)(i), there are no policies in the NPPF that protect areas or assets of

particular importance (as outlined in Footnote 7) that would provide a strong reason for

refusing the development proposed. The proposed development:

e would not impact on a habitats site (including a potential Special Protection Areas and
possible Special Areas of Conservation, listed or proposed Ramsar sites or sites
identified, or required, as compensatory measures for adverse effects on habitats
sites, potential Special Protection Areas, possible Special Areas of Conservation, and

listed or proposed Ramsar sites at set out in Paragraph 194);
e would not impact on a Sites of Special Scientific Interest; and
e is not designated as Green Belt; and
e is not designated as Local Green Space; and

e would not impact on a National Landscape; and
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e would not impact on a National Park (or the Broads); and
e is not defined as Heritage Coast; and

e would not impact on any irreplaceable habitats; and

e isnotin an area at risk of flooding or coastal change

13.6 As detailed within the HDBA, Ashlawn House and the surrounding Park are considered be a
non-designated heritage asset. Footnote 7 only refers to designated heritage assets and does
not include non-designated heritage assets. In any case, the Less Than Substantial Harm
identified is not considered to provide a strong reason for refusal and is outweighed be the
public benefits (see below). The proposed development would not impact any non-designated
heritage assets of archaeological interest, which are demonstrably of equivalent significance

to scheduled monuments as set out in Footnote 75.

13.7 Turning to Paragraph 11(d)(ii), a balancing exercise has been undertaken which weighs the

adverse impacts of the development against the public benefits, please see below table.
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Benefits to the local economy including new
employment creation, increased Council Tax
revenues and Community Infrastructure

Levy (Policy GP1) [Significant Weight]

Impact on the character and appearance of

the countryside (Policy GP2) [Limited

Weight]

Provision of 90 residential dwellings
including 28 affordable homes, 9 self-
build/custom built homes, 9 M4(3) homes
and 6 specialist homes (Policies GP1, H1, H2

and H6) [Significant Weight]

Negligible to slight adverse landscape visual

impact (Policy NE2) [Limited Weight]

Financial contributions toward additional
secondary school places. (Policy GP1 and D4)
[Significant Weight]

Less than substantial harm on the setting of
a non-designated heritage asset (Ashlawn
House and Park) (Policy SDC3) [Limited
Weight]

On-site open space provision comprising

natural and semi natural green space,
amenity green space and a children’s play
area including both a LAP and LEAP in
addition to financial contribution toward off-
site open space provision (Policy HS4 and

DA4) [Significant Weight]

Loss of one Category A Tree and 78 linear
meters of hedgerow (Policy NE1) [Limited
Weight]

Financial contribution toward off-site

provision of indoor sports (Policy HS4 and

DA4) [Significant Weight]

Active travel enhancements including a new

pedestrian refuge island crossing and
dedicated pedestrian and cycle links (Policy

D1) [Moderate Weight]
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Energy Strategy comprising GSHP and Solar
PV delivering Net-Zero operational carbon
emissions (Policies GP1, SDC1 and SDC4)
[Significant Weight]

17.49% and 18.17% Biodiversity Net Gain in
Habitat Units and Hedgerow Units

respectively (Policy NE1) [Moderate Weight]

24.3% post-development canopy cover

(Emerging Policy EN5) [Limited Weight]

Enhancements to Potential Green
Infrastructure  Corridor  (Policy  NE2)

[Moderate Weight]

13.8 It is considered that the public benefits of the proposed development significantly and
demonstrably outweigh the limited adverse impacts when assessed against the policies in the
NNPF taken as a whole, having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places and

providing affordable homes, individually or in combination.
13.9 With regard to the policies referenced in Footnote 9:

e The proposed affordable mix meets the identified local needs within the latest
Coventry and Warwickshire Housing and Economic Development Needs Assessment

(HEDNA) 2022 and therefore complies with Paragraph 66.
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The proposed development would not result in any isolated dwellings in the
countryside. The application site is bound by residential development to the north at
‘Ashlawn Gardens’ forming part of the South West Rugby Sustainable Urban Extension
and Ashlawn Lodge, 25 dwellings are under construction immediately to the west of
the site at the ‘Site Of Former Inwoods House’, Ashlawn Cottage, Hall Cross and
Hunters Gap bound the site to the East and Ashlawn House and The Bungalow lie
immediately to the south of the developable site area. The proposed development

therefore complies with Paragraph 84.
Paragraph 91 is not relevant to the application at hand.

The proposed development promotes active travel through the provision of a new
pedestrian refuge island crossing and pedestrian and cycle links through the site which
connect to the wider National Cycle Route 41. The application site is likewise within
close proximity to public transportation infrastructure including bus stops at Spectrum
Avenue and Rugby Station which, in combination with active travel, provides a genuine
choice of transport modes. Opportunities have also been taken to promote the uptake
of battery electric vehicles to reduce vehicle born emissions and improve air quality

and public health. The proposed development therefore complies with Paragraph 110.

As detailed above sustainable transport modes have been prioritised taking account
of the vision for the site. The submitted Transport Assessment demonstrates that safe
and suitable access to the site can be achieved for all users, the design of streets,
parking areas and other transport elements reflect national guidance and the
development would not result in any significant impacts on the transport network (in
terms of capacity and congestion), or on highway safety. The proposed development

therefore complies with Paragraph 115.
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The proposed development makes efficient use of the land with an appropriate
density to the sites edge of settlement location whilst retaining the prevailing estate
parkland character and setting to Ashlawn House. The proposed development makes
provision in line with the identified need for different types of housing within the
Coventry and Warwickshire Housing and Economic Development Needs Assessment
(HEDNA) 2022 in relation to market housing mix, affordable housing tenures and mix
and specialist housing. The availability and capacity of infrastructure and services has
been assessed. Provision is made on site for open space including amenity green space,
natural and semi natural green space and a children’s play area. Financial contributions
are also proposed for off-site open space, indoor sport and secondary school place
provision. As detailed above the proposed development promotes sustainable forms
of development to limit future car use. The proposed development has been
landscape-led with an emphasis on tree retention, new tree planting and
enhancement of grasslands such that the proposed development retains the sites
prevailing estate parkland character and results in a well-designed, attractive and
healthy place to live. The proposed development therefore complies with Paragraph

129.

The Indicative Masterplan has been carefully designed and would result in a high-
quality landscape-led development that would retain the sites prevailing estate
parkland character and add to the overall quality of the area. The site potential has
been optimised incorporating an appropriate amount and mix of development
alongside significant provision on on-site public open space. This would result in the
creation of a safe, inclusive and accessible place which would promote health and well-
being, with a high standard of amenity for future residents. Secured by Design
principles have been incorporated to reduce potential for crime. The proposed

development therefore complies with Paragraph 135.
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e Design in a reserved matter, however consideration has been given to the National
Design Guide, South West Rugby Design Code SPD and the Warwickshire Design Guide.
The proposed development would promote high levels of sustainability. As set out
within the Energy and Sustainability Statement, the proposed energy strategy will
comprise a communal ground source heat pump (GSHP) system to provide 100% of
the space heating and domestic hot water (DHW) demand across all the proposed
dwellings and will incorporate approximately 685 rooftop solar photovoltaic (PV)
panels across the proposed dwellings supporting a site-wide all-electric energy
strategy. The proposed development would in turn achieve Net Zero regulated
emissions in operation. The proposed development therefore complies with

Paragraph 139.

13.10Taking all of the above into consideration, the proposed development would comply with both
national and local planning policy and Rugby Borough Council are hereby requested to grant

planning permission.
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Appendix 1 - Officers Report to Local Authority Reference R23/0491 (Separate Document)

Planning Statement TAR1262 211226 Page 85 of 88



Appendix 2 - Home Builders Federation (HBF) Housing Calculator

Joo |

Building 90 homes is estimated to:

Support the employment of 312 people

Provide 3 apprentices, graduates or trainees

4‘ Increase open space, community sport, leisure spending by £81,000
£ 2t
Generate £4,050,000 towards Generate £562,500 towards infrastructure
new affordable housing XXMX X including £253,820.7 towards new and
improved schools.

Generate £2,400,000.3 In tax revenue

Including £181,125 in council tax revenue
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Appendix 3 - National Housing Federations Local Economic Impact Calculator (LEIC)

3 IMPACTS OF AFFORDABLE HOMES INVESTMENT

USER INPUTS

1 Choose input method Number of homes.

2. Enter number of homes | 2w
3. Select geography

4. Select investment area

6. Enter % of products sourced within |

IMPACTS OF AFFORDABLE HOMES INVESTMENT

MODELLED OUTPUTS

Local Enterprise Partnership (if applicable)

Combined authority (if applicable)

mated Construction + en costs

Estimated lan:

Direct impacts

Gross value added (GVA) (]

Gross employes sarnings (£) 193 597,193
0

mpacts West Midlands England

(Gross valua added (GVA) (£} 3213719 3,466,766
1,531,256 1,667,909
a6 49

(Gross employee earnings (€]

abs (annual)
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Appendix 4 - 87370 TPO No 396 Inwoods House Ashlawn Road Rugby (Separate

Document)

Planning Statement TAR1262 211226 Page 88 of 88




































































































































12.03.2026

EN3 is unsound because:

e The 2025 study of the Rainsbrook provides a poor analysis of landscape value, does not
identify land parcels or units, fails to cross-reference LSAs of individual sites, and has a
flawed methodology that is inconsistent with Natural England Guidance. Therefore the
policy is not based on proportionate evidence;

o Neither the policy nor the study clarify whether the Rainsbrook Valley is to be designated
as avalued landscape, which is of importance because an inspector has previously
concluded that the landscape would not qualify as a valued landscape, and because
the concept is being replaced under the new NPPF; and

e The 2025 study’s analysis of Ashlawn House in particular is flawed, and should be
considered to have at most medium sensitivity, rather than high sensitivity.

To make EN3 sound:

e The policy area should be modified on the policies map to only include areas of high
landscape sensitivity, informed by a modified LSA which assesses defined land parcels.

e The wording of policy EN3 should be modified to clearly specify whether the Rainsbrook
Valley is a valued landscape.
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