
Rugby Borough Plan Examination 
AJY Submission on Matter 4 

 

Issue 4a: Overall soundness of the MRS allocations – Question 1 
1. My submissions in Stage 1 of the Rugby Borough Plan examination showed that: 

 There was no evidence that the Council had properly considered 
reasonable alternatives such as not meeting Coventry’s claimed need in 
full because of Green Belt constraints; 

 The proposed housing allocation is excessive, being 24% more than 
assessed need (including Coventry’s full excess); 

 Proposed MRS allocations amount to under 4% of the total allocation – 
these could be omitted without jeopardising the Council’s desire for 
flexibility; 

 Proposed expansion of every MRS in the Green Belt is the antithesis of 
‘exceptional’. There is no compelling evidence of truly exceptional 
circumstances specific to each location: an exception must focus not only 
on potential benefit but also on the specific scale and damage caused by 
proposed development in a specific location; 

 Exceptional circumstances for Green Belt release have not been met. 

Harmful Developments at Main Rural Settlements in the Green Belt 
2. The proposed plan includes expansion of each MRS in the Green Belt, outside 

established village boundaries.  In selecting sites to achieve this, the Council 
‘cherry picked’ from four main inputs: 
a) The Joint Green Belt Study (‘JGBS’  LP30) 
b) The Sustainability Appraisal (‘SA’ LP03)  
c) Landscape Sensitivity Study (‘LSS’  LP35) 
d) For each MRS, its Site Allocations Development Pack (‘SADP’) and 

accompanying proposal map. 
 

3. There should have been a fifth major input, the approved Neighbourhood or 
Parish Plans and Village Design Statements.  These are part of the Development 
Plan as specified in Policy GP5 (LP01): “a Parish or Neighbourhood Plan (or 
equivalent) will be taken into account in the planning system”. These plans and 
statements should be used to provide evidence of local housing need if it exists.   
 

4. The JGBS assessed the Green Belt against the five purposes of the Green Belt 
specified in national policy.  It emphasised (LP30 paragraph 3.20) that “all Green 
Belt makes a strategic contribution to urban regeneration by restricting the land 
available for development and encouraging developers to seek out and recycle 
derelict / urban sites” and concluded that (paragraphs 5.2-5.4): 

 
  the majority of the Green Belt serves its purpose very well; 
  there are significant areas of previously used land in urban areas; 
  there are areas outside the Green Belt that may be suitable for 

development. 
 

5. The MRSs are situated in Broad Areas 2 and 3, both of which are assessed as 
making “a considerable contribution to all five purposes of the Green Belt” (LP30 
paragraph 4.10-4.12).  Proposed development in the Green Belt will be harmful 
and is not justified. 
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Issue 4b: Site Specific Issues for the MRS allocations – Question 1 

Harm to the Green Belt at Stretton on Dunsmore 
6. The rest of this submission concerns the proposed MRS development in the 

Green Belt at Stretton on Dunsmore.  Stretton is a historic village, appearing in 
the Domesday Book, with a Conservation Area at its heart. It is designated as an 
MRS and is surrounded by Green Belt assessed as mid-ranking (LP30 Figure 5). 
The developments proposed by Rugby Borough Council are within parcels SD1 
and SD4, west of the village outside the established village boundary. 
 

7. The JGBS assesses (LP30 Appendix 1 Rugby Part 2) Parcel SD1 as having 
characteristics of countryside with no urban influences.  When considering the 
issues of containment of development and prevention of encroachment into the 
countryside, it raises the concern that there are no natural or man-made 
boundaries to the west of the village.  The proposed development at S14/122 
is a site of 1.83 hectares within Parcel SD1 west of the village; once 
encroachment is permitted, there is nothing to stop it from going further. 

 
8. Parcel SD4 abuts and overlaps Stretton’s conservation area.  The JGBS 

assesses it (Appendix 1 Rugby Part 2) as helping to prevent ribbon 
development along Plott Lane, noting that the majority of the land in this parcel 
is open with characteristics of the countryside and no urban influences.  It 
considers there are no significant boundaries to prevent encroachment of 
development into the countryside within the parcel or beyond it. The proposed 
development at S14/004 would extend development further along Plott Lane into 
open countryside. 

 
9. Rugby Borough Council previously judged the impact on the Green Belt as 

unacceptable, repeatedly refusing permission for a single dwelling in Plott Lane.  
The prime reason for refusals was harm to the Green Belt, having an adverse 
impact on its openness.  The officer’s report for the latest refusal1  explains: 
“whilst an improvement from the previously refused two storey dwelling, the 
proposed bungalow would still result in a reduction in the openness to a 
significant degree along with the character and appearance of the lane” and 
judges that “development would be fundamentally out of character with the 
surrounding area”. 

 
10. The proposal at site S14/004 includes (LP48) an illustrative layout of 19 houses, 

all of which are 4 bedroom two-storey detached houses.  This would clearly have 
a much greater impact than a single bungalow on both the openness of the 
Green Belt and character of the surrounding area.  Both of the development sites 
proposed by the Council, building a total of ‘up to 75’ (LP01 Policy DS3) or 
‘approximately 100’ (LP48) substantial houses, would be very damaging to the 
Green Belt. 

 
1 Planning application R15/2298 at 
http://www.planningportal.rugby.gov.uk/fulldetail.asp?AltRef=R15/2298&ApplicationNumber=&AddressPrefi
x=plott+lane&Postcode=&CaseOfficer=&ParishName=Stretton+On+Dunsmore&AreaTeam=&WardMember=
&Consultant=&DateDecidedStart=&DateDecidedEnd=&Locality=&AgentName=&ApplicantName=&ShowDe
cided=&DecisionDescription=&DecisionLevel=&Sort1=FullAddressPrefix&Sort2=DateReceived+DESC&Sub
mit=Search 
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Unsustainable Development at Stretton on Dunsmore 
11. The SA identifies Key Sustainability Issues (LP03 Table 3.1) including: 

 Pressures on the Green Belt in the west of the borough; 
 Poor accessibility to services and facilities from rural areas, leading to high 

car dependency; 
 High level of carbon emissions per capita. 

These key issues apply to Stretton, which has limited local services and poor 
public transport (see below), but the SA fails to differentiate between truly 
sustainable urban locations and this rural village.  Its specific assessments (Table 
4.1) fail to consider impact on the Green Belt even though this is identified as a 
Key Sustainability Issue.  

 
12. The Council has belatedly recognised the importance of the historic environment, 

now proposing (LP54.17) additional wording for Policy DS3.  Even though Site 
S14/004 is very close to the Conservation Area and listed buildings, the SA 
summarises this site as likely to have negligible or no effect or uncertain impact 
on the Historic Environment (Table 4.1).  Its detailed site assessment (Appendix 
5) asserts “no potential impact on the historic environment”.  This assertion is 
unjustified.  Despite classifying 10 sites as red and another 34 as amber because 
of their impact on the historic environment (paragraphs 4.76-4.77), the SA’s 
assessment of Site S14/004 is neutral. This is inconsistent. 

 
13.  The SA gives Site S14/004 top marks for the key issue of sustainable transport, 

(Table 4.1).  This assessment is based on the site being within 600 metres of 
three bus stops (Appendix 5, although this gives the site ‘+’ rather than ‘++’ in 
Table 4.1).  The SA ignores the fact that all three bus stops are on the same 
route, offering no practicable sustainability advantage over sites near just one 
bus stop.  It also overlooks the fact that there is only one marginally practicable 
bus route: the limitations on this schedule2 make it unlikely as a regular 
alternative to use of the private car (e.g. for commuting).  This over-assessment 
is not unique to one site: site S14/122 also gets ‘++’ in both Table 4.1 and 
Appendix 5.  The SA recognises (Appendix 4 item 14) that it cannot be assumed 
that even large-scale housing development would lead to new bus routes but it 
completely fails to distinguish between truly sustainable locations (in urban areas) 
and locations such as Stretton on Dunsmore with dubious sustainability 
characteristics.   

 
14. Similar issues apply to other sustainability criteria.  Sites in Stretton get top marks 

on access to services and facilities even though the facilities are very limited 
compared with urban areas.  They also receive top marks on health, apparently 
because of the existence of a GP surgery (mostly accessed by car), even though 
there are no dentists, outpatients or hospital facilities as there are in Rugby.  The 
SA’s scoring is superficial, inconsistent and undiscerning, leading to over-
rating of the sustainability of non-urban areas.  

 

 
2 Bus Route 580 offers 5-6 journeys per day to Coventry or Rugby except on Sundays and Bank holidays with 
the last bus returning at 18:29.  There are also two bus services per week from Stretton to Leamington on Route 
69, with the return journey being by request and offering just 2 hours in Leamington.   Bus timetables can be 
found at: https://apps.warwickshire.gov.uk/BusTimetable/services/page/5  
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15. The SA recognises that: 

 building on greenfield land is not efficient use of resources (paragraph 
6.77); 

 development in the open countryside would impact landscape negatively 
(6.100); 

 it would increase the use of private cars and increase greenhouse gas 
emissions (6.82 and 6.89). 

and it complains (6.110) that its recommendations on these issues have not been 
addressed adequately in the proposed plan. Yet the Council still proposes 
substantial development on green fields in the countryside, indicating a 
complacent attitude on these important issues.   The SA does not provide 
credible support for the proposed development (or alternative large sites) at 
Stretton on Dunsmore. 

Landscape Impact at Stretton on Dunsmore 
16. Although landscape is just one of the SA’s many sustainability issues, the Council 

belatedly commissioned a Landscape Sensitivity Study for MRSs in the Green 
Belt (LP35).  The LSS (LP35 paragraph 3.6) identifies that the irregular outline of 
Stretton on Dunsmore provides an important transition between the village and 
the wider farmed landscape immediately adjacent to it. 

 
17. Proposed development at S14/122 is in Zone SD_01 which is assessed as high 

and medium sensitivity.  The LSS assesses development at this site to be 
appropriate if the settlement edges are indented.  This is an important condition: 
the need to maintain the irregular outline of the village.  It notes that the 
skyline is prominent where the land rises between the school and Freeboard 
Lane – the location of Site S14/122 – but asserts that the development should not 
be visible from Freeboard Lane.   The SD_01 assessment makes no mention of 
erosion of the gap between Stretton- and Ryton-on-Dunsmore even though Ryton 
assessments (RD-05 and RD_06) raise this concern and conclude that 
development is inappropriate.  The LSS is inconsistent. 

 
18. Proposed development at S14/004 is in Zone SD_04, also assessed as high and 

medium sensitivity.  The LSS notes that this zone abuts the Conservation Area 
but nevertheless assesses Site S14/004 to be appropriate if the settlement edges 
are indented.  Again, it emphasises that the irregular settlement outline should be 
protected and a hard built edge should be avoided. 

 
19. The LSS has clearly not assessed adequately the cumulative impact of 

development at both S14/004 and S14/122.  It is clear (in LP02.16) that the two 
developments together would create a straight hard built edge to the village.  This 
would fail to meet the conditions specified in the assessment and harm the 
character of the village and surrounding countryside. 

Rugby Borough Council’s Unjustified Proposals for Stretton on 
Dunsmore 

20. The SADP for Stretton on Dunsmore states (LP48 Background) that Green Belt 
boundary changes might be necessary for the number of new dwellings the 
Council has chosen to put in Stretton.  It goes on to claim that there are “no 
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constraints” preventing delivery of 100 dwellings in the village.  This document 
misled residents: Green Belt is a strategic constraint and boundary changes are 
necessary for development on the scale proposed.  There are no valid 
exceptional circumstances to justify this.  
 

21. The SADP recognises (LP48 Site Selection) the need to pay full regard to all 
reasonable alternatives but it fails to consider the alternatives of: 
 Not meeting Coventry’s claimed need in full because of the strategic 

constraint of the Green Belt; 
 Reducing the Borough’s excessive over-allocation for housing; 
 Meeting proven need in urban areas and other locations outside the Green 

Belt. 
 

22. It asserts that Green Belt boundary changes are necessary in order to “meet the 
Local Plan preferred strategy for housing delivery”. As described in Matter 3, the 
Council has stated (document LP55, paragraphs 4.1 and 4.6) that the test of 
exceptional circumstances required for Green Belt release is not justified.  This 
applies as much to Stretton as to the context of the Council’s statement, 
Walsgrave Hill Farm.   Rugby’s “preferred strategy” leads to inappropriate 
development in the Green Belt contrary to national policy3.   
 

23. The SADP (Site Selection criteria table) continues to misapply national policy 
because it starts from the assumption that Green Belt release is justified. It uses 
(erroneously) the Green Belt and Landscape reports in order to “identify the least 
sensitive Green Belt parcel” instead of avoiding harm to the Green Belt. 

 
24. The two sites allocated on the edge of Stretton have previously had planning 

applications refused because of harm to the Green Belt. For example, the 
SADP’s description of Site 14/122 refers to a planning application refused 
because of harm to the Green Belt.  This states4 “The proposed residential 
development constitutes inappropriate development which is, by definition, 
harmful to the Green Belt. It would also cause harm to the visual amenity, 
openness and permanence of the Green Belt and the purposes of including 
land within it.”  The harm to the Green Belt is no less now and there is no 
compelling evidence that exceptional circumstances exist in 2018 when there 
were no special circumstances in 2013.  

 
25. The reasons for refusal in 2013 also refer to the application being contrary to the 

Stretton Parish Plan but the SADP makes no mention of it.  

                                                 
3 NPPF paragraph 14 and footnote 9, paragraph 17, paragraph 79, paragraph 87, etc. 
4 Planning application number  R13/0250 at 
http://www.planningportal.rugby.gov.uk/decision.asp?AltRef=R13/0250&ApplicationNumber=R13%2F0250&
AddressPrefix=&Postcode=&CaseOfficer=&ParishName=&AreaTeam=&WardMember=&Consultant=&Date
DecidedStart=&DateDecidedEnd=&Locality=&AgentName=&ApplicantName=&ShowDecided=&DecisionDe
scription=&DecisionLevel=&Sort1=FullAddressPrefix&Sort2=DateReceived+DESC&Submit=Search  
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Conflict with the Approved Parish Plan 
26. There is no evidence that the Council took proper account of Stretton’s Parish 

Plan and Village Design Statement5, which was brought up to date after adoption 
of the new Local Plan.  The Council adopted the updated Parish Plan and Village 
Design Statement in July 2012 (see Appendix A), confirming that it contained 
useful additions that should be incorporated into the development plan and 
assuring residents that the document would be a material consideration in all 
proposals. 

 
27. These material considerations include the following policies:  
  

 B2: “Significant development within the Green Belt, within the Special 
Landscape Area or outside the ‘village envelope’ should be vigorously 
discouraged” 

 B7: “The village envelope should be maintained and any new dwelling should 
be within the village boundary.”  

 B9: “The green buffer between Stretton on Dunsmore, the adjacent villages 
and the towns of Rugby and Coventry is essential to preserve the identity of 
Stretton on Dunsmore as a parish and should be preserved. To this end no 
development, which would compromise the green buffer should take place.” 

 B10: “The views out of Stretton on Dunsmore are as important as the views 
within the village itself and should be maintained.” 

The developments now proposed by the Council conflict with these policies. 
 
28. Rugby Borough Council’s website confirms6 that “The council's Local Plan 

supports the production of parish plans, which become material planning 
considerations in the planning process.”  But it now proposes development at 
Stretton contrary to the parish plan – this is unjustified and makes the proposed 
local plan unsound. 
 

29. The Parish Plan Design Statement emphasises local housing needs and 
specifies that “Any necessary development should be within the existing village 
boundary.” The Housing Needs Survey7 indicates no need for open market 
housing but a very limited need for affordable housing in the social rented 
sector.  Yet the Local Plan proposes mainly 4 bedroom detached houses; for 
example, Site 14/004 includes an illustrative layout of 19 houses, ALL of which 
are 4 bedroom detached houses (LP48).   

 
30. The Parish Plan directs affordable housing, justified through the Local Needs 

Survey process, to previously developed land.  In contrast, Rugby Borough 
Council has approved the building of large houses at a derelict site on the edge 

 
5 https://www.rugby.gov.uk/downloads/file/454/stretton_on_dunsmore_parish_plan   
6 
https://www.rugby.gov.uk/directory_record/937/parish_plans_housing_needs_surveys_and_village_design_stat
ements  
7 The most recent Housing Needs Survey for Stretton on Dusnmore at 
https://www.rugby.gov.uk/downloads/file/470/stretton_on_dunsmore_housing_needs_survey  showed a need 
for TWO social rented homes and ZERO open market houses (Section 5 Conclusion) 
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of Stretton8, significantly increasing the impact on the openness of the Green Belt 
contrary to national policy9.  Despite approvals from 2015, no building has 
started, indicating lack of market demand.  The proposed Local Plan appears to 
ignore all this. 

 
31. The Parish Plan also highlights that the village design is built around original 

lanes that are narrow and contain right angle bends.   These are an essential part 
of the character of the village, which should be preserved.  Plott Lane is one of 
the narrow lanes providing access to the village.  Contrary to the Parish Plan, the 
Development Pack proposes to widen Plott Lane in order to support Site 14/004. 

 
32. The Parish Plan also expresses concerns about traffic safety and parking in the 

village, particularly in the conservation area.  Both proposed development sites 
depend on access to the village centre via Plott Lane, School Lane and 
Brookside.  In places on this route, pedestrians have to walk in the road, 
particularly in the conservation area where the narrow, winding roads are an 
essential part of the historic village character.  Although there might appear on 
paper to be good pedestrian access, in practice the private car is dominant.  
Parking is already inadequate and the centre of the village cannot accommodate 
more cars without destroying its central character. 

 
33. Expansion of Stretton on Dunsmore at the scale proposed is unjustified 

and would harm the historic character of the village.  The proposed 
development is unsustainable and contrary to the Parish Plan.  Expansion 
outside the existing village boundary would cause harm to the Green Belt 
as well as to Stretton and the surrounding countryside.  The proposed 
development is unjustified and contrary to national policy. 

 
34. As the Prime Minister said recently10, “too many local authorities and developers 

have been taking a lax view of what “exceptional” means. They’ve been 
allocating Green Belt sites for development as an easy option rather than a last 
resort.” 

 
8 Planning applications R12/1128 and R16/1939.  The latest approval is at  
http://www.planningportal.rugby.gov.uk/fulldetail.asp?AltRef=R16/1939&ApplicationNumber=R16%2F1939&
AddressPrefix=&Postcode=&CaseOfficer=&ParishName=&AreaTeam=&WardMember=&Consultant=&Date
DecidedStart=&DateDecidedEnd=&Locality=&AgentName=&ApplicantName=&ShowDecided=&DecisionDe
scription=&DecisionLevel=&Sort1=FullAddressPrefix&Sort2=DateReceived+DESC&Submit=Search  
9 The officer’s report for R16/1939 acknowledges that these approvals are contrary to NPPF paragraph 89 
10 https://www.gov.uk/government/speeches/pm-speech-on-making-housing-fairer-5-march  
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Appendix A - Rugby Borough Council’s Approval of Stretton on Dunsmore 
Plan (including my highlighting) 
Please ask for  Sarah Fisher 
Direct Line   (01788) 533762 
Fax   (01788) 533866 
E-mail Address  sarah.fisher@rugby.gov.uk 
DX   DX 11681 Rugby 
  
Date   Friday 27th July 2012   
 
Dear Mrs.Simmonds, 
 
Re: Stretton on Dunsmore Parish Plan update 2012-07-26 
 
Thank you for providing a copy of the draft updates to the Stretton on Dunsmore Parish Plan. I would 
like to offer my sincere apologies in the considerable delay there has been in the Planning Department 
responding to these draft updates. I am well aware of the hard work the Parish Council and Steering 
Group will have put into this update and the disappointment and frustration this delay in response will 
have caused.  
 
I have considered these updates and consider that they are useful additions that should be incorporated 
into the plan. I would like to make one, minor observation. Updated text refers to policies included in 
the ‘Rugby Borough Plan’. Whilst this phrase is not entirely incorrect it would be more accurate to 
refer to the Rugby Borough Core Strategy. This is the strategic policy document that was adopted in 
June 2011 and contains the policies to which the updated text refers.    
 
I am happy to confirm that, with the updates as outlined, the Parish Plan meets requirements and will 
be used as a material consideration by the Borough Council. Policy CS2 of the Rugby Borough Core 
Strategy outlines the role of Parish Plans in the planning system. The Parish Plan will be used as a 
material consideration in all proposals. In particular it will be used to inform: 
• The determination of a planning application; 
• The requirement and scope of development contributions associated with a planning 
permission; and 
• The assessment of schemes in the context of a need identified through the Parish Plan. 
 
Rugby Borough Council will seek to ensure that all developments contribute towards the community 
aspirations as defined in the Parish Plan. In promoting this approach, it must be emphasised that the 
Council is responsible for making decisions on planning applications taking into account a wide range 
of material considerations of which a Parish Plan would be one. Therefore it is important to stress that 
where other policy provisions of Borough Council adopted planning policies would not be met, it is 
unlikely that the provisions of a Parish Plan would override. 
 
Once the updates have been included and the Parish Council are satisfied this process is complete, if 
the Parish Council is able to provide an electronic copy of your Parish Plan, Rugby Borough Council 
can provide access to the document on its website if you wish.  
I apologise again for the delay there has been in responding to the Parish Council regarding these 
updates. If I can be of any further assistance please contact me directly. 
 
Yours sincerely, 
 
 
Sarah Fisher 
Development Strategy Manager 
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