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RUGBY LOCAL PLAN EXAMINATION 

 

MATTER 2a – Housing Needs 

 
The Examination lists a number of detailed subjects for discussion. It is however important not to 

lose sight of the fundamental facts about the population of Rugby Borough, the current growth rate, 

and the level of housing supply that already exists under the adopted Core Strategy. The Local Plan 

proposes new housing allocations and reserved land for further housing. But the planning authority 

has a large amount of commitments already, of land allocated or with planning permission. The most 

up-to-date population and household projections for Rugby to 2031 are for fewer additional 

households than the committed housing supply provides for. The proposed further allocations, 

particularly on land in the Green Belt and in open countryside, are both unnecessary and make the 

Plan unsound.  

 

The Rugby Local Plan as published has not been positively prepared, and is not justified, effective 

and consistent with national policy in proposing 12,400 additional dwellings 2011-2031. 

 

The facts about the household projections for Rugby and the level of commitments are as follows. 

 

 

Housing requirement 2011-2031 based on population projections for Rugby 

 

The most up-to-date detailed 2014-based household projections are those in the Justin Gardner 

Consulting (JG Consulting) report Coventry-Warwickshire Housing Market Area 2014-based 

Subnational Population and Household Projections August 2016. (Exam doc LP09.) 

 

JG Consulting show the housing requirement derived from mid-2014-based ONS projections as 

either 436 dwellings/year (Fig 1, page 2, and Fig 9.2, page 35) or 423 dwellings/year (Fig 8.4, page 

33) for the 20-year period 2011-2031. Over the full 20-year period this is a requirement of a range 

between 8,460 and 8,720 houses, depending on detailed assumptions that JGC makes.  

 

This housing requirement is based on and relates to the projected population growth of Rugby of 

15,800 (2011-2031), which is given in the ONS mid-2014-based SNPP tables up to 2029, with 2 

further years up to 2031 interpolated. 

 

 

Existing housing supply 2011-2031 from Housing Background Paper  
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The most up-to-date information on housing supply is given by the Council in its Housing 

Background paper issued September 2017, at page 6-14. This states that at 1 April 2017, 9,248 

dwellings are ‘committed and considered to be developable’ of which ‘it is anticipated that 6,532 

permitted dwellings will be completed between 1 April 2017 and 31 March 2031’ In addition 630 

further dwellings are expected through windfalls 2017-2031. (para 2.23). And completions in the six 

years 2011-2017 have been 2,577 (para 2.45). 

 

The housing supply for 2011-2031 is thus 

Completions 2011-2017            2,577 

Projected completions from existing commitments 2017-2031    6,532 

Windfalls 2017-2031            630 

Total           9,739 

 

  

Evidence from the first six years of the Local Plan period  

 

Existing rate of completions has been 430 dwellings/year over the 6 years 2011-2017, total 2,577 as 

stated at para 2.45. Over this period the housing requirement from the mid-2014 based ONS 

population projections for the Borough, set out by JG Consulting, has been between 2,538 (423 x 6) 

and 2,616 (436 x 6).   

 

Matching housing requirement (from ONS projections) with housing supply 

 

The rate of delivery for the past six years matches closely the need based on household projections 

for Rugby that JG Consulting presents in LP09, in the Figures referred to above. Around 430 houses 

a year are needed, from the population and household projections that JG Consulting has set out in 

LP09, and that is the average annual completion rate of the last 6 years. There is no demand for more 

housing or a higher rate of annual completions. 

 

Excess of supply over need without any new allocations 

 

The available housing supply, including completions in the first six years of the total 20-year period, 

therefore exceeds the mid-2014-based population-based housing requirement for the period of 

between 8,460 and 8,720 dwellings 2011-2031 by some 1,000 houses if not more. 

 

There is no need for further allocations. The proposals in the Plan for release of Green Belt for 

housing at certain locations (Stretton-on-Dunsmore, Brinklow) and for the ‘Lodge Farm Village’ 

proposal for 1500 houses on open farmland beyond the Green Belt are unsound and on the evidence 

of the SNPP projections and current housing supply should be deleted from the Plan. The major 

housing proposal at South West Rugby (up to 5,000 dwellings) is also not justified or consistent with 

national policy because it is not necessary to meet the growth in numbers of households that derives 

from the most recent SNPP projections for the Borough, set out in the tables of Doc LP09. Only the 

part of South-West Rugby which has planning permission already, ahead of the consideration of the 

whole allocation through the Local Plan Examination, should be included in the Plan. 

 

 

CPRE’s Previous Representations 

 

We have previously made strong representations on Policy DS1(a) of the local plan and these are 

attached.  As far as we are aware, none of our representations led to any changes in the planning 
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strategy or individual policies contributing to it.  Nor did the Council add further justification for its 

strategy in direct response to any of the points we made.  The Council simply ignored the 

representations of November 2016, in part no doubt because they challenged the Housing 

Memorandum of Understanding for Coventry and Warwickshire.  Since agreeing to this in 

September 2015, the Council has wrongly acted as if they are bound by its contents.  As a result, 

representations to the Submission Draft Plan which express alternative views have been disregarded. 

 

Key points from our earlier representations, which remain valid with some updating, are: 

 

a.  We voiced strong criticisms of the G L Hearn Strategic Housing Market Assessment.  It was 

neither independent nor objective; it wrongly treated population and household projections as 

if they were forecasts and failed to consider potential future changes in government policy or 

key trends (including the potential impact of Brexit); and its assumptions on headship rates 

and commuting were arbitrary and poorly justified.  

 

b. We criticised the Councils’ response to the study.  They did not consider whether it was 

necessary or appropriate to meet assessed housing need in full.  They ignored the large 

elements of uncertainty identified by G L Hearn.  They failed to explain why Coventry could 

not take a greater proportion of its assessed housing need.  The method used to distribute 

Coventry’s excess housing need (set out in the supporting documentation to the MOU of 

September 2015) considers only two factors (migration and commuting). Contrary to 

Government policy, the MOU fails to apply policy and environmental constraints. 

 

c. Contrary to Government policy, the Council has failed to show that the Local Plan is 

deliverable.  There is little consideration of constraints on house building, such as the supply 

of materials, skills and manual labour.  Nor has consideration been given to financial issues 

or market factors that could affect the take-up of planning permissions for housing.  As a 

result, the Council cannot demonstrate that it is be possible, let alone likely, to increase the 

delivery of housing in the borough over the plan period.  430 dwellings per annum have been 

built on average in Rugby 2011-2017.  The Plan envisages increasing this to over 790 per 

annum during the remainder of the plan period.  The plan falls far short of demonstrating that 

this can be done. 

 

d. The plan embodies a pessimistic view of the extent to which existing permissions for housing 

will be taken up, the build out rate for the currently allocated major housing locations, the 

former Rugby Radio Station east of the town, and Coton Park East to its north. It now 

projects 630 windfall dwellings over 14 years (2017-2031), a low rate of only 45 per year.  

 

e. The assumption of a low rate of supply from existing major sites and windfalls is at odds with 

the exaggerated proposals (15,400 dwellings over 20 years) of the Plan. The Plan proposes to 

increase housing provision to astronomical levels.  This is entirely the wrong approach.  The 

Council should instead have concentrated on improving implementation rates and making its 

plan more realistic. 

 

f. Housing provision at this unrealistically high level will have a series of unintended negative 

effects.  Developers will be able to pick and chose sites from within the overall total and they 

are likely to focus on less sustainable green field sites.  Urban regeneration both within the 

borough and elsewhere in the sub-region will become more difficult.  Longer-distance 

commuting and greater car dependency will be encouraged.  Last but not least, areas of Green 
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Belt will be lost.  These issues are addressed at greater length in two reports for CPRE by the 

consultant Alan Wenban-Smith of Urban & Regional Policy. 

 

g. The case for any development of land now Green Belt – in the Plan, about 4% of total 

housing provision – is simply not made out at all.  No exceptional circumstances have been 

put forward to justify this development, which is therefore contrary to Government policy. 

 

Coventry’s Unmet Need 

 

Matter 2a includes the issue again of the Memorandum of Understanding, which originally derives 

from the Duty to Cooperate (Matter 1).  

 

It is not only the ‘basis of distribution’ but the principle and content of the MOU which is not 

positively prepared or justified as the most appropriate strategy.  

 

The Keep Our Green Belt Green evidence submitted with CPRE Warwickshire’s Matter 1 Statement 

is submitted to demonstrate that the unmet need does not exist. The Rugby Local Plan should make 

no provision for any housing requirement other than the needs of the Borough itself. 

 

 

Should the amount of housing proposed for Rugby (12,400 dwellings) be increased or decreased? 

Should the Plan propose 540 dw/year 2011-2018 and 663 dw/year 2018-2031? 

 

The amount of housing proposed should be decreased. See the details in the first section of this 

Statement. 

 

The rate of delivery up to 2017 has matched closely the need based on household projections for 

Rugby that JG Consulting presents in LP09, in the Figures referred to above. Around 430 houses a 

year are needed from the population and household projections and that is the average annual 

completion rate of the last 6 years. 

 

The available housing supply, therefore exceeds the mid-2014-based population-based housing 

requirement for the plan period by some 1,000 houses if not more. 

 

There is no need for further allocations. 


