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1.0 INTRODUCTION 

 

1.1 This statement has been prepared on behalf of db symmetry Ltd, Taylor Wimpey UK 

Limited, Gallagher Estates Limited, Richborough Estates and Warwickshire County Council 

(Property Services, as a landowner) (hereafter known as the ‘parties’) in response to the 

Inspector’s Questions in relation to the following hearing session: Issue 3a – Overall 

Development Strategy (Policies GP2, DS3-DS10 and ED1). 

 

1.2 The statement is submitted on behalf of parties who all have land interests at the South 

West Rugby allocation site, which is allocated for 5,000 dwellings and 35 hectares of B8 

employment land (under policies DS3, DS4, DS5, DS8 and DS9). 

 

1.3 Submissions have been made at previous consultations on the draft Local Plan and these 

representations should be viewed in the context of our previous comments, which 

supported the development strategy contained within the Rugby Borough Local Plan 

(RBLP). A draft Planning Statement of Common Ground has been prepared with the 

parties and Rugby Borough Council (RBC) and an Education Statement of Common 

Ground agreed prepared between the parties and Warwickshire County Council 

(Education and Learning), it is anticipated that these will be finalised shortly, as per 

arrangements agreed with RBC and the Inspector. 

 

1.4 This Statement does not address all the questions raised by the Inspector, particularly as 

certain questions are directed specifically to RBC, but provides discussion on some of the 

key issues that the consortium consider to be particularly relevant to the ‘Overall 

Development Strategy’ (Matter 3, Issue 3a), and hopefully assists the Inspector during the 

examination process.  The consortiums response is set out below. 
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2.0 MATTER 3 – DEVELOPMENT STRATEGY. ISSUE 3A OVERALL DEVELOPMENT STRATEGY  

 

2.1 The Inspector’s questions are as follows: 

1. Has the overall development strategy of the RBLP been positively prepared, is it 

justified as the most appropriate strategy, effective in terms of cross-boundary 

strategic priorities and will it enable the delivery of sustainable development in 

accordance with national policy? In particular 

(a) Is the settle heirachy as set out in Policy GP2 justified and consistent with 

national policy? 

 

2.2 RBC have worked jointly with Coventry and the other Warwickshire authorities to prepare 

a joint Strategic Housing Market Assessment (SHMA). The SHMA has been endorsed by 

each of the local authorities and a Memorandum of Understanding (MOU) signed by all 

authorities except for Nuneaton & Bedworth BC to ensure the housing needs of the 

Housing Market Area (HMA) are met in full.  

 

2.3 The distribution of housing across the HMA is therefore agreed by the Warwickshire 

authorities allowing for individual planning authorities to prepare their local plans to meet 

the needs of the HMA, and include any spatial strategy that will assist with the 

achievement of sustainable development.  The approach to delivering housing across the 

HMA has recently been endorsed by Inspectors examining the Coventry and Warwick 

Local Plans and is therefore reasonable to assume - given the findings of the Inspectors -  

that the approach RBC have taken to meeting needs is justified and effective, having 

regard to national policy requirements, and.  RBC have gone on to prepare a development 

strategy which focuses housing growth to the most sustainable locations within the 

Borough, an approach which the consortium also believe is consistent with the NPPF. 

 

2.4 In a similar fashion, the Warwickshire authorities have also signed up to an Employment 

Land Memorandum of Understand (ELMOU) (July 2016) relating to the requirements and 

distribution of employment land across the county. This confirmed a shortfall of 241 ha 

of land within Coventry, with an initial 98ha to be delivered in Rugby Borough, through 

completions and further development at Ansty and Prologis Ryton. This is further 

explained in Appendix 2 of the Duty to Cooperate - Statement of Compliance (LP05).   
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2.5 Overall it is clear that RBC is assisting in meeting employment needs of Coventry. and have 

prepared a spatial strategy that allows flexibility for the allocated employment sites, 

including sites in the Green Belt (i.e. Ansty Park and Ryton Prologis Park) to further 

intensify activities (see Policy ED1 – LP01).   

 

2.6 The consortium is therefore in general support of the RBLP development strategy, subject 

to the changes outlined within the Statement of Common Ground (to be submitted prior 

to hearing sessions) which includes, amongst other things, removing the cap - “Up to” 

reference - on the amount of housing to be delivered within the allocations which is 

considered necessary, in order to be consistent with the NPPF (paragraph 47).  

 

2.7 The consortium supports the settlement hierarchy as set out under Policy GP2, and the 

focussing of housing and employment growth on Rugby.   

 

2.8 Notably the settlement hierarchy outlined under Policy GP2 is broadly consistent with the 

adopted Core Strategy (CS) Policy CS1, which was subject to examination in 2011 where 

it was found by the Inspector (paragraphs 28-34 – Report into the Examination into the 

Rugby Borough Core Strategy Development Plan by Mr David Vickers) to be sound and 

the most sustainable strategy having regard to alternatives, and therefore consistent with 

national policy at the time (i.e. PPS1, PPS3 and PPS12).  

 

2.9 Although the Core Strategy was examined prior to the publication of the NPPF, the 

achievement of a sustainable pattern of development, including measures to reduce the 

need to travel by car were still at the forefront of national policy and decision making. 

There has been no fundamental shift in national policy in this respect which would require 

the Council to significantly depart from the current settlement hierarchy. 

 

2.10 The settlement hierarchy as proposed in GP2 is therefore consistent with national policy, 

and also considered justified in being the most appropriate strategy as evidenced within 

the Sustainability Appraisal (LP03). 
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b. How does Policy GP2 deal with development opportunities and pressures 

arising on the urban edges of Coventry and Hinckley along the borough 

boundary? Is this justified and would it be effective? 

 

2.11 As discussed above, the development pressures of Coventry have been considered by the 

Warwickshire authorities and a strategy for meeting needs across the HMA agreed.  It is 

therefore appropriate for RBC to pursue a spatial strategy for housing that focuses 

development towards settlements within the Borough offering the greatest access to 

services and facilities.    

 

2.12 Likewise, the employment requirements of Coventry are considered in the ELMOU (2016), 

and RBC have agreed to meet some of Coventry’s needs (circa 98ha) derived from the 

spatial distribution agreed within the housing MOU.  Sites have been identified under 

Policy ED1 to meet employment needs of Coventry, and although Policy GP2 does not 

specifically refer to these locations, it is clear that ED1 offers the flexibility for further 

development to be accommodated in these locations.  It is the consortiums view that this 

approach is justified.  There is clearly co-operation between Coventry City and Rugby 

Borough, and policy DS1 of the recently adopted Coventry Local Plan includes a review 

mechanism to deal with circumstances where needs cannot be met.  This may trigger a 

need to update the housing or employment MOUs and further collaboration with the 

other Warwickshire authorities will clearly be required as a consequence.  The remedy to 

address any shortfalls or growth requirement, would inevitably be a Local Plan review if 

need cannot be met in any other way. 

 

2.13 With regards to Hinckley & Bosworth Borough Council, the Leicester and Leicestershire 

Strategic Housing Market Assessment (SHMAA) (June 2014) notes that there are 

identifiable and important functional interactions with adjoining authorities including 

Warwickshire, and states that the “authorities with the strongest localised links should be 

engaged in considering strategic housing issues not only in the preparation of the SHMA 

but also the subsequent development of plan policies. This has in part already been 

established through the preparation of this document and with the request for 

neighbouring local authorities to comment on it” (paragraph 9.3). 
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2.14 The Leicester and Leicestershire SHMAA does not specifically flag up interactions with 

Rugby Borough, but despite this, it is clear from RBC’s Duty to Cooperate Statement of 

Compliance (LP 05) that discussions have taken place between the two authorities with 

no obvious cross-boundary development pressures that would need to be addressed.  The 

consortium therefore believe that the Council’s approach is justified.  

 

2.15 For the reasons given above in response to Question 1, the settlement hierarchy set out 

in GP2 is considered justified by the evidence. 

 

2.16 The settlement hierarchy is also considered effective, in that there is more than sufficient 

suitable and available land within the locations identified to meet the development 

needs, as set out within Policy DS1 without requiring further settlements or locations to 

be identified.  

 

c. What is the basis for the overall development strategy contained in Policies GP2, 

DS3 and DS4 of the RBLP, in terms of the broad location and spatial distribution 

of development between different settlements and parts of the borough? 

 

2.17 As discussed above, Policy GP2 sets out the settlement hierarchy, with Rugby town as the 

focus for growth as the most sustainable settlement.   

 

2.18 Policy DS3 and DS4 deal with the distribution of growth across the settlement hierarchy.  

The urban edge of Rugby town is the focus for the majority of housing during the plan 

period, along with all new employment allocations.  This includes the proposed allocation 

of land South West of Rugby which will provide at least 5,000 new homes along with 

approximately 35ha of employment land.  Further land has also been safeguarded 

(identified on the proposals map – LP 54.98.1) to meet unexpected employment (or 

housing) needs beyond the plan period should the need arise. 

 

2.19 The overall development strategy is largely a continuation of the adopted CS, which was 

found to be sound and justified in terms of national policy.   
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2.20 Although delivery of the CS development strategy was initially slow due to the 

complexities of the Rugby Radio Station site, it is evident that delivery is now picking up 

pace and achieving levels originally intended for the period 2011 to 2017 (Phase 1).    

 

2.21 The new Local Plan will cover Phase 2 (2017 – 2031) with higher annual rates but to ensure 

that the Council maintain a supply of housing they have allocated land above that 

required to meet OAN.  The distribution of housing across the Borough, allows for smaller 

less complicated sites to be brought forward within the Main Rural Settlements, along 

with the large strategic sites on the edge of Rugby, as the most sustainable settlement. It 

is the consortiums contention that this development strategy is entirely appropriate and 

is capable of being effective in terms of meeting the Boroughs needs.   

 

d. Is it justified as the most appropriate development strategy, when considered 

against the reasonable alternatives? What alternative strategies were 

considered by the Council in terms of the options for the broad location and 

spatial distribution of development and why were these discounted? 

 

2.22 The September 2016 SA (LP 03) confirms that the Council considered many different 

growth scenarios at the Issues and Options Stage.  This included an option which would 

have directed some growth to the edge of Coventry as well as an “Intensified urban focus” 

which would have seen very limited growth in rural areas.  These options have been 

tested and a preferred option taken forward based on these findings.  The consortium 

believe that the Council can demonstrate that reasonable alternatives have been 

considered, and have adequately explained why some alternatives have been rejected 

and others proceeded with.  This approach is considered justified and sound on this basis. 

 

e. Is the reliance on large scale development through extensions to Rugby and a 

new settlement justified as the most appropriate way of achieving sustainable 

development, the supply of new homes and the economic growth of the area? 

If not, what are the alternatives? 
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2.23 Having regard to the nature and scale of the opportunity presented by South West Rugby, 

the consortium consider large scale development through its extension to Rugby is the 

most appropriate way to achieve sustainable development in the Borough.   

 

2.24 The proposed allocation benefits from proximity to the town, its retail centre, and its 

facilities which will encourage the use of sustainable modes of transport far more than 

any alternative, such as dispersal to more peripheral or rural locations.  It also has direct 

access to the strategic road network for journeys to other centres that avoid congesting 

the town’s road network.  Furthermore, and importantly, it is of a scale that has the 

capacity to deliver major new road infrastructure (including the spine road network) 

which will alleviate an existing highway problem within the vicinity of the allocation (the 

Dunchurch crossroads) that cannot be resolved by the authorities.   

 

2.25 The proposed allocation contains relatively few features of environmental interest, and 

those that do exist (such as the Spinney) can be appropriately protected and enhanced 

for the benefit of new and existing residents.  Planning for development on this scale also 

provides the opportunity to secure other social and community infrastructure, such as 

primary and secondary schools, and strategic green infrastructure, in an integrated and 

cohesive way alongside new development. 

 

2.26 Although one large allocation, there are a number of parties (the consortium) who wish 

to make available and bring forward and develop parcels of land through the planning 

process in order to ensure the allocation delivers the necessary homes, jobs and 

infrastructure as projected by RBC in its trajectory.  These sites are spread across a wide 

area with multiple access points onto differing parts of the town’s road network thus 

enabling multiple outlets to be developed at any one time for both homes and jobs.  The 

delivery of which will be co-ordinated by the consortium and RBC in its role as local 

planning authority.  

 

2.27 The allocation is also clearly well located to foster and support economic growth given its 

proximity to the strategic road network, other sub-regional and regional centres, as well 

as residential areas close by that can provide a supply of labour.       
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2.28 The adopted Core Strategy (2011), policy CS5, details RBC’s Contingency Strategy for 

Housing and Employment should there be an under supply or an increased requirement 

that is not currently planned for within the Core Strategy. The South West Broad Location 

(which includes a significant proportion of the South West Rugby allocation area) 

represents RBC’s preferred choice for expansion of the urban area beyond the provisions 

of policies CS3 and CS4. Clearly this approach was in recognition of the sustainability 

credentials of this location, and one which the Inspector examining the Core Strategy 

accepted when finding the 2011 plan sound. 

 

2.29 Notably, a number of sites within the South West Rugby allocation already benefit from 

planning permission and are under construction. It is therefore significant that this is 

already a location where growth is occurring, and contributing to the Council’s supply. 

 

i. Is there capacity in the local housing market and housebuilding industry to 

support the scale and rate of housing growth committed and planned on the 

south side of Rugby?   

 

2.30 Yes.  There is significant unmet need and Rugby is an attractive location with high 

demand. Multiple developers and outlets, promoting different parcels of land will ensure 

that there is choice and competition in the market in accordance with national planning 

policy and stimulate interest, which in effect, will mean prospective purchasers will be 

able to shop around. In addition, it is noted that whilst South West Rugby is a single 

allocation, the Council is willing to see separate planning applications come forward in 

general accordance with the Masterplan SPD. 

 

2.31 Recent evidence exists from elsewhere within Warwickshire of where higher projected 

levels of housing completions in a strategic urban extension have been deemed sound. 

The allocations and commitments to the south of Warwick and Leamington are projected 

to deliver over 5,000 dwellings within the plan period up to 2029.  Development in this 

area is relatively concentrated, requires interdependent infrastructure delivery, and 

represents a significant proportion of the Council’s overall housing supply. Accordingly, 

the cumulative delivery of rates of this area came under close scrutiny during the recent 

Warwick Local Plan Examination. 
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2.32 Warwick District Council’s housing trajectory estimated up to 700 dwellings per annum 

for the South of Warwick area. The Local Plan Inspector considered a similar issue of 

house trajectory at paragraph 178-182 of his report – see relevant extracts (APP1). 

 

2.33 There are parallels between the circumstances in relation to land south of 

Warwick/Leamington and South of Rugby.   As described above, both areas are under the 

control of a number of different land promoters and national housebuilders, ensuring a 

high number of sales outlets will operate in the area.   Both areas adjoin major urban 

areas with the range of infrastructure and services to support sustained growth, with 

good access to the strategic road network. Furthermore, both areas are projected to see 

strong population and household growth over the coming years. 
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