
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

January 2018 

 

Rugby Borough Council Local Plan 2011-2031 
 

Examination Hearing Statement (Matter 3) 
  

Oxalis Planning  
on behalf of Roxhill Developments 

 



Rugby BC Local Plan Examination 
Hearing Statement – Matter 3 
Development Strategy 

January, 2018  2 | P a g e  

 

This page is intentionally left blank 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Rugby BC Local Plan Examination 
Hearing Statement – Matter 3 
Development Strategy 

January, 2018  3 | P a g e  

 

 

Contents 
 
1.0 Introduction 

2.0 Issue 3a: Overall Development Strategy 

3.0 Issue 3b: Strategic Allocations – Lodge Farm (Policies DS5 and DS10) 

4.0  Conclusions 
 

  



Rugby BC Local Plan Examination 
Hearing Statement – Matter 3 
Development Strategy 

January, 2018  4 | P a g e  

 

1.0 Introduction 

1.1 This is the third of three Hearing Statements that are submitted on behalf of Roxhill 

Developments in response to the Planning Inspector’s Stage 1 Hearings (MIQs) 

letter, sent out on 5 December 2017. Roxhill have land interests at Walsgrave Hill 

Farm to the western side of the borough, directly adjacent to the boundary with 

Coventry City, east of the A46. 

 

1.2 Roxhill has previously made representation at the various stages of the Local Plan 

process. This includes making strong objections to the Publication Draft version of 

the plan on the basis that it is neither legally compliant, nor sound. A summary of 

the concerns raised, insofar as these are relevant to Matter 3 (Development 

Strategy), is provided below: 

 

o Concerns about the Plan not allocating sites close to the City’s boundary, 

which is the most sustainable solution to planning for unmet need 

o The Plan discounts the more suitable alternative site for housing and 

employment at Walsgrave Hill in favour of a remote allocation at Lodge 

Farm 

o Concerns about too many houses being allocated around Rugby’s urban 

area which will saturate the housing market 

o The Plan contradicts statements made in the Preferred Options document 

that the edge of Coventry is the most sustainable location when planning 

for unmet need 

o Insufficient high quality strategic employment sites are being planned for 

to meet sub-regional employment needs, ignoring the overwhelming 

evidence 

o The Plan fails to take the opportunity to provide a solution to the 

congestion around the University Hospital and deliver a new emergency 

access 

1.3   This Hearing Statement sets out Roxhill’s position in respect of Matter 3 – 
Development Strategy. 
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2.0  Issue 3a: Overall Development Strategy 
 
2.1  Question 1. b. seeks views about policy GP2 of the Plan relating to the settlement 

hierarchy. The policy states that the focus for all development in the borough will 
be within the settlement of Rugby. While development within or close to the urban 
area is sensible, it is unrealistic to expect the town to be the main focus for all 
development. Some forms of development, such as the logistics or manufacturing 
industries require larger sites close to the strategic road network. These types of 
sites rarely exist in or around towns or if they do, infrastructure is typically unable 
to accommodate the type of vehicle movements associated with a sub-regional 
scale employment developer. Other forms of development are better located close 
to a City rather than a smaller town, particularly where pressure for growth is 
spilling out from the City. The Greenbelt status of the land should not in itself be a 
barrier to development or make it the least favourable location for large floorspace 
employment uses or forms of housing development that will help meet the City’s 
unmet need. In view of this, it is recommended that the wording of policy GP2 is 
revised to recognise that Edge of City Green Belt sites can be suitable for 
development where exceptional circumstances exist. 

 
2.2  Question 1. c. relates to the location and spatial distribution of development. 

Policy DS3 proposes a housing strategy that is substantially focused upon growth 
around Rugby. A total of 14,900 dwellings out of 15,427 allocated would be 
located within or close to Rugby, representing 97% of all housing allocations. The 
delivery of this number of dwellings within such a concentrated geographical area 
would dramatically change the character and nature of the town, put substantial 
pressure on local infrastructure and services and is unlikely to be deliverable due 
to market saturation. This is an ill-conceived approach that does not acknowledge 
the impact upon the town, with unrealistic delivery assumptions. More importantly, 
the strategy fails to identify sites close to the source of where Coventry City’s 
unmet need arises. This conflicts with paragraph 182 of the NPPF. 

 
2.3  Policy DS4 (employment allocations) identifies 58.5Ha of land for employment 

development. For the reasons set out in Roxhill’s Matter 2 statement, including the 
appended January 2018 Savills Employment Report, additional strategic 
employment sites need to be allocated through this policy, adjacent to the 
strategic road network, to support the Coventry and Warwickshire economy and to 
satisfy the high level of demand for logistics development. 

 
2.4  Question 1. d. This is not the most appropriate strategy when considered against 

reasonable alternatives. The Council’s Preferred Options document (December 
2015) recognised the importance of locating housing development adjacent to 
Coventry City’s boundary to help meet unmet housing needs. The document 
states that this approach would help to “ensure that the housing needs of the 
Coventry and Warwickshire HMA are met in full”. Page 24 of the document goes 
on to say that the strategy of developing close to Coventry’s boundary “is a logical 
approach…not least because this further varies the portfolio of sites to assist in 
delivery of the plan”. 

 
2.5  The Plan does not included the allocation of the 55Ha of employment land on the 

Walsgrave Hill Farm site. This is despite the over-whelming evidence of demand 
for additional sub-regional employment land in this area, close to the strategic 
highway network (see Matter 2 Statement). The success of sites such as Ansty 
Park, ProLogis Ryton Park and Whitley South on the edge of Coventry all 
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demonstrate that there is a vibrant market in this location for large floorspace 
employment premises to satisfy demand for manufacturing and logistics operators. 
The Savills study appended to Hearing Statement 2 reinforces this message. The 
decision to not allocate land to satisfy need has not been properly justified. 

 
2.6  Coventry City Council, through its new Local Plan, recognises the importance of 

working with neighbouring authorities as part of its duty to co-operate to develop 
sites adjacent to the City’s boundary to meet future housing and economic 
development needs. This is set out within Policy DS2 (below). 

 
 Policy DS2: The Duty to Co-operate (point 5) 

“Where sites cross or are adjacent to administrative boundaries and are not 
subject to joint development plan documents, the Council will continue to work 
proactively and on an on-going basis with all relevant partners to enable the 
delivery of new development on these sites.” 
 
Policy DS2 later talks specifically about supporting the growth and expansion 
of Ansty Park, which is directly adjacent to the Walsgrave Hill Farm site that is 
being promoted by Roxhill for strategic employment purposes. 

 
2.7  The Planning Inspector’s October 2017 report into the Coventry City Council 

Local Plan referred at paragraph 178 to the demand for new employment land 
around Country and Warwickshire, with the Council’s evidence base pointing 
to the need to boost supply in the medium to longer term. The Inspector refers 
to the City Council’s support for its ‘Warwickshire neighbours’ intention to 
allocate additional sites adjacent to the City boundary within the wider Green 
Belt’. 

2.8  Question 1. e. For the reasons set out above, the reliance on large scale 
development on the edge of Rugby is neither appropriate nor sustainable. 
Allocating the Walsgrave Hill site will take pressure off Rugby’s infrastructure and 
services and will enable housing to be delivered faster. This alternative strategy 
would be far more sustainable than allocating land for almost 15,000 dwellings 
around Rugby. It would reduce the distance that people need for people to travel 
to work, shops and other services and would allow access to a choice of transport 
options. 

 
2.9  Question 1. f. The distribution of unmet housing and employment needs for 

Coventry and Warwickshire is set out within the two MoUs: housing (2015) and 
employment (2016). For Rugby, this means that 2,800 additional dwellings are 
proposed for allocation on sites around the edge of Rugby and at Lodge Farm 
(new settlement). In terms of employment, 98Ha of employment land is being 
provided at Ansty Park and Prologis Ryton. 

 
2.10  The allocation of housing land to satisfy Coventry’s unmet need on the edge of, 

and south of Rugby is an unsustainable strategy. Paragraph 182 of the NPPF 
states that to satisfy the test of being ‘Positively Prepared’, development needs 
(including unmet requirements from neighbouring authorities) should be consistent 
with achieving sustainable development. The OAN is derived from the 2015 SHMA 
(and 2016 update) and is calculated based on household projections, with 
adjustments made for demographic and other local market factors. This is specific 
to the requirements for Coventry City. The Walsgrave Hill site is located directly 
adjacent to Coventry’s boundary so is as close as possible to where the pressure 
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for 2,800 homes has arisen. As part of its Preferred Options, Rugby BC 
recognised that the Walsgrave Hill site was a more sustainable solution than 
allocating elsewhere because of its relationship with the city and accessibility to 
employment opportunities and a choice of transport. The Plan recognised the 
exceptional circumstances that exist to justify the allocation. 

 
2.11  With regard to employment, the land provided at Ansty Park and Prologis Ryton is 

intended to help meet Coventry City’s unmet employment need. However, these 
sites are now substantially built out, with limited opportunities elsewhere for 
strategic sub-regional employment. The employment requirement in the MoU is up 
to 200Ha short of what is required when considering the amount of floorspace lost 
as a result of redevelopment. Walsgrave Hill provides the opportunity to plug some 
of this gap in a location that is close to Coventry’s boundary, so would help to 
support the City’s growing economy, and has excellent links to the strategic road 
network. 

 
2.12  Question 1. g. The selection of Lodge Farm as a new settlement in preference to 

the Walsgrave Hill urban extension, originally proposed at Preferred Options stage 
is not justified. The Lodge Farm site is in an isolated location and would be unable 
to provide sufficient employment and services to make it sustainable. Residents 
would have to rely upon the use of their car to shop, work, access health and other 
services and take their children to secondary school. There would be no easy 
pedestrian routes to built up areas and limited opportunity to use public transport. 
The route into town or the city would be lengthy and infrequent. Delivery of the site 
would rely upon the Spine Road being delivered as part of the South West Rugby 
housing allocation; be delayed by the need to install new infrastructure from 
scratch; and by the saturation of the Rugby housing market. The allocation does 
not support the labour market requirements of Coventry’s businesses and would 
pull residents out of the City to search for new housing. 

 
2.13  Unlike Lodge Farm, the Walsgrave Hill site is within the Green Belt. The harm of 

releasing the site from the Green Belt has been cited as a reason for removing the 
allocation from the emerging Plan, despite circumstances not changing since 
Preferred Options stage. Paragraph 84 of the NPPF advises that “when drawing 
up or reviewing Green Belt boundaries, Local Authorities should take account of 
the need to promote sustainable patterns of development. The sustainable 
location of the site and benefits of reducing car-borne travel should weigh heavily 
in favour of amending the Green Belt boundary. 

 
2.14  Paragraph 80 sets out the five purposes of the Green Belt and paragraph 83 of the 

NPPF states that the Green Belt should only be reviewed in exceptional 
circumstances. The release of the Walsgrave Hill site from the Green Belt is 
justified for the following reasons: 

i) The release of Edge of City Green Belt land is established by the release 

of housing and employment land by other authorities around the perimeter 

of the City. This approach has been tested and found sound at several 

Local Plan examinations; 

ii) The site was assessed as part of the Coventry and Warwickshire Green 

Belt review (2015). The site received a lower-middle ranking score (12 out 

of 20), being relatively open but well contained by surrounding 

development, comparing favorably with other locations around the City. 

The review did not identify the site as an important part of the Green Belt; 
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iii) The Ansty Park / Rolls Royce development further into the countryside 

than Walsgrave Hill establishes the principle of employment development 

in this area; 

iv) This part of the Green Belt serves no useful function by preventing the 

merging of towns; 

v) The Ansty Park / Rolls Royce development creates a hard industrial edge 

part way along the east of the site, with roads to the north and west and 

Coombe Park to the South. This encloses the site, preventing unrestricted 

sprawl and countryside encroachment; 

vi) The release of the site will bring significant benefits to the economy, 

housing land supply, the highway network and emergency access to the 

hospital. 

2.15  The Walsgrave Hill site will deliver highway improvements that could not be 
secured as part of the Lodge Farm allocation. This includes delivery of the new 
A46 grade separated junction (GSJ). This scheme is committed in the 
Government’s 2015-2020 Road Investment Strategy (RIS) but there is no clear 
timescale for delivery. The new GSJ to the south of Walsgrave at Binley, also in 
the RIS strategy, is likely to come forward earlier. A mixed use allocation at 
Walsgrave Hill will ensure early delivery of the Walsgrave GSJ alongside the 
Binley GSJ, minimising road works disruption and once complete, will open up the 
strategic road network from the south to the north of the country. 

 
2.16 Question 1. i. The Plan allocates land to provide almost 15,000 dwellings in the 

vicinity of Rugby, of which 5,000 would be to the south west of the town in addition 
to the 1,500 dwellings at Lodge Farm. Assembling a site of the scale of the South 
West Rugby allocation is extremely challenging, particularly as there are multiple 
land owners and developers involved and complex/expensive infrastructure to 
install. It is unrealistic to expect housebuilders to build many of these properties 
until much later in the Pan period and even then, the delivery rates will be less 
than shown on the housing trajectories. 

 
2.17  The Lodge Farm allocation (policy DS10) relies upon the Spine Road to be 

delivered as part of the South West Rugby allocation to mitigate highway 
congestion at the Dunchurch Crossroads. This means that the Lodge Farm 
allocation could not realistically come forward until much later in the plan period, 
even if all necessary permissions and land owner agreements are in place. 

 
2.18  Question 1. j. Roxhill’s concerns about the lack of strategic employment land to 

meet the large floorspace logistics and industrial markets is set out in Hearing 
Statement 2 (Issue 2b: Employment Land). The Plan fails to take the opportunity 
to allocate the Walsgrave Hill site to provide high quality sub-regional employment 
land to meet market demand and to support the Coventry and Warwickshire 
economy. This approach does not accord with policy DS2 of the Coventry City 
Local Plan. 

 
2.19  Question 1. k. Appended to Roxhill’s Matter 2 Hearing Statement is a January 

2018 report by Savills that sets out the latest market positon for strategic 
employment land supply and demand. This supports the over-whelming evidence 
provided through various studies, supported by the LEP and Chamber of Trade, 
that there is a significant under-supply of strategic land available across the West 
Midlands to meet market demand (see summary at paragraph 3.5 of Roxhill’s 
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Matter 2 Hearing Statement). The site at Walsgrave Hill will provide 55Ha of 
Grade A employment land. The site provides a different but complimentary offer to 
that currently provided by Ansty Park and would be capable of accommodating 
large floorspace B8 units where it has been shown there is significant market 
demand. 

 
3.0 Issue 3b: Strategic Allocations – Lodge Farm (Policies DS5 and DS10) 
 
3.1  Question 1. a. At Preferred Options stage, the Council considered that its share of 

unmet need from Coventry would be best and most sustainably located close to 
the edge of the City. That approach was supported by the City Council as 
recognised in representations to Rugby’s plan and in the October 2017 Inspector’s 
report in to the City Council’s Local Plan. 

 
3.2  For the reasons described in Matter 1, the sustainability appraisal process that 

informed the allocation of Lodge Farm for a new village was flawed and carried out 
to justify the allocation rather than to inform the process. Had that been carried out 
objectively, Lodge Farm would not have been selected as the most suitable 
location as it is clear that the site is remote and isolated with poor access to 
employment, services and a choice of transport options. 

 
3.3  Question 1. b. c. & d. The allocation indirectly recognises that public transport 

from the Lodge Farm site to surrounding settlements is poor as it requires the 
development to provide an enhanced public transport route between the site, 
Rugby and Daventry. Any subsidy of this service would be extremely costly and 
could only be sustained on a limited basis. People who don’t have access to a car 
could therefore not rely upon the service and this would discourage them from 
being able to live on the site. An enhanced service to Rugby and Daventry would 
not provide direct links to Coventry or employment areas around the edge of 
Coventry so most people would be forced to drive. Unlike Walsgrave Hill, the site 
provides no option to travel by walking, bike or rail so would be heavily reliant 
upon the use of the private car. 

 
3.4  Question 1. f. While it may be possible to include a small element of employment 

into the Lodge Farm allocation, this would not make the site sustainable. The site 
is not large enough to be able to provide employment of a scale or type to provide 
the variety of jobs to be attractive to residents. It would be remote from the 
strategic road network so unsuitable for logistics or manufacturing uses. Office 
uses would be more suitably located within or adjacent to a town centre. Any 
employment would be likely to attract employees living within or close to nearby 
towns or villages and this would encourage people to drive out of these centres to 
the site. 
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4.0 Conclusions 

4.1 The development strategy of releasing land predominantly around the edge of 
Rugby is unrealistic, restricts housing and economic growth and is unsustainable. 

 
4.2  Development should be released around the edge of Coventry as this will be a 

more sustainable strategy. 
 
4.3  The strategy fails to recognise the substantial evidence that points to a need for 

additional large floor-space employment land close to Coventry on the strategic 
highway network. 

 
4.4  The allocation at Lodge Farm represents an isolated and unsustainable site that 

fails to respond to the city’s housing and economic development needs. Transport 
options are limited and there is little scope to incorporate the necessary 
employment and services to reduce car borne travel. 

 
4.5  The development site at Walsgrave Hill represents a more sustainable solution for 

housing growth, opening up the opportunity to release desperately needed 
strategic employment land and facilitating improvements to the strategic and local 
highway network. 

 
4.6  Exceptional circumstances exist to release the Walsgrave Hill site from the Green 

Belt. Allocating the site would accord with national planning policy and would be 
consistent with Local Plan allocations within neighbouring authorities’ plans. 


