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RUGBY BOROUGH COUNCIL LOCAL PLAN 2011 – 2031 

EXAMINATION HEARING STATEMENT 
 
MATTER 4 – Non-strategic Housing Allocations at Main Rural Settlements and Coton 
House (Policies DS3 and DS6) 
 

Introduction 

1.1. This hearing statement has been prepared by Strutt & Parker on behalf of Manor Oak Homes 

who are promoting the draft housing allocation at Lutterworth Road, Brinklow.  

1.2. This Statement builds upon our submissions to previous consultations undertaken by Rugby BC 

(RBC). 

1.3. In summary, Manor Oak Homes view is that there are exceptional circumstances for the release 

of Green Belt in Rugby Borough and that by allocating housing on Green Belt release sites at 

Main Rural Settlements the Borough is positively planning for the long term sustainability of its 

rural communities and meeting its housing needs in sustainable locations. Furthermore, sites 

such as Lutterworth Road, Brinklow are deliverable in the short-term.   

Issue 4a: Overall Soundness of the MRS Allocations  

1. Are the proposed residential allocations at the Main Rural Settlements (MRS) 
identified in Policy DS3 positively prepared, justified, effective and consistent with 
national policy? In particular:  

a. Having regard to the benefits which may arise and the harm which may be caused, do 
‘exceptional circumstances’ exist to justify the alteration of Green Belt boundaries to 
allow residential development at the Main Rural Settlements?  

1.4. Yes, Manor Oak Homes consider that there are exceptional circumstances for the release of 

Green Belt land at the MRS.  

1.5. The geography of the Borough is such that the town of Rugby is the only town within an otherwise 

rural district comprised of Main Rural Settlements (MRS) and Rural Villages. Approximately 60% 

of the Borough is Green Belt with only two of the nine MRS, being located outside of the Green 

Belt.  

1.6. The Council is proposing to allocate 3,830 homes at Rugby in addition to existing commitments 

and create a new settlement at Lodge Farm to deliver 825 homes within the plan period. Based 

on the evidence given by the Council in the Part 1 hearings it considers the allocations to be 

sustainably located and to have a realistic prospect of delivery. However, in its experience large 

sites have not delivered at the rates set out in the original trajectory. This is borne out elsewhere, 

as evidenced in research by Lichfields and the RTPI (‘Start to Finish: How Quickly do Large-

Scale Housing Sites Deliver’ report by Nathaniel Lichfield & Partners in November 2016 and 

‘Delivering Large Scale Housing Schemes’ RTPI Research Briefing no.21 October 2017). In 

order to mitigate against this risk the Council has sought to allocate additional sites around Rugby 

to provide greater certainty that it will meet its housing need.  
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1.7. Manor Oak Homes concur that this is a reasonable approach to take and sound in respect that 

the Council is positively planning to meet its housing need and has justified this approach as the 

most appropriate strategy to meet its needs over the plan period.  

1.8. However, should the Inspector determine otherwise an alternative would be to amend the 

housing trajectory to reflect more pessimistic start dates and/or lower annual delivery rates. The 

result in either case is that additional sites of smaller scale are needed outside of the Rugby sub-

area housing market in order to deliver the full housing need for Rugby and its agreed share of 

Coventry’s unmet housing need.  

1.9. Given the extent of Green Belt coverage and the spatial distribution of settlements within the 

Borough the only sustainable alternative for additional sites is at the MRS within the Green Belt. 

1.10. The MRS are larger villages with a range of local facilities that serve both the village itself and a 

hinterland of smaller villages. They therefore play an important role in supporting residents to 

meet their daily needs within a short drive if not walking or cycling distance.   This is recognised 

in the Council’s Spatial Vision, which states that, ‘Sustainable growth of main rural settlements 

will also take place to meet the housing needs of the rural population and provide support for 

rural infrastructure and services.’ The MRS are well located in relation to the higher order 

settlements of Rugby and Coventry where housing need is arising. Set against a background of 

an ageing population and a reduction in household sizes the growth of these villages will help 

boost the rural population to support the vitality of the MRS and Rural Villages in respect of the 

sustainability of local amenities and public transport routes. 

1.11. The proposed Green Belt releases have been informed by the Coventry and Warwickshire Joint 

Green Belt Review (LP 30). This evidences that the proposed Green Belt releases only make a 

limited contribution to the purposes of the Green Belt and represent only a tiny fraction of the 

total area of Green Belt in Rugby Borough, allowing the Green Belt to continue to fulfill its five 

purposes as set out in paragraph 80 of the Framework.   

1.12. Manor Oak Homes believes that the combination of these three factors demonstrate the 

exceptional circumstances required to release Green Belt. 

b. Are the proposed MRS allocations necessary to meet the borough’s housing 
requirement and what would be their overall contribution to maintaining a deliverable 5 
year housing land supply?  

1.13. Yes, Manor Oak Homes consider that the allocations at MRS are necessary to meet the 

Borough’s housing requirement for two key reasons.  

1.14. The Council is justifiably proposing to over allocate housing around the town of Rugby to mitigate 

against past delivery issues. It is reasonable to focus development at Rugby given that it is the 

most sustainable settlement in the borough; however the allocations are primarily large in scale. 

Research by the RTPI and Lichfields shows that sites of this scale can take many years to come 

forward and build out and Rugby has also experienced slower than expected delivery rates. In 

order to ensure that Rugby delivers its overall housing requirement it has therefore chosen to 

over allocate for housing in the Rugby area, however the town does not have the capacity to 

meet the full housing need of the Borough within the plan period. 
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1.15. Given that Rugby is the only town within the Borough the next tier of settlements in the hierarchy 

are the Main Rural Settlements (MRS). These are larger villages with a range of local facilities 

that serve both the village itself and a hinterland of smaller villages. They therefore play an 

important role in supporting residents to meet their daily needs within a short drive if not walking 

or cycling distance.   The MRS are well located in relation to the higher order settlements of 

Rugby and Coventry where housing need is arising. It is therefore reasonable that these 

settlements should make a meaningful contribution to housing delivery.   

1.16. The proposed allocations at these villages will provide greater diversity in the housing offer being 

medium-sized developments in village locations. These medium-sized greenfield sites are 

unlikely to have the same level of physical constraints, abnormal costs and infrastructure costs 

as the larger urban extensions at Rugby. Therefore, there is a greater likelihood that these sites 

will deliver according to the trajectory.  

1.17. The allocations at the MRS will deliver 527 homes within the first five years of the Plan, which 

equates to 11% of the five year requirement according to Figure 8 of the Housing Background 

Paper (LP11, page 14).  

1.18. The Council’s housing trajectory (LP11, Appendix 2, page 54) states that the proposed 

allocation at Brinklow will deliver 50 homes in 2020/21 and 50 homes in 2021/22.  Manor Oak 

Homes consider that there is a realistic prospect of meeting that trajectory.  Manor Oak Homes’ 

initial technical work to understand the site constraints has not revealed anything to prevent the 

site coming forward early and has prepared a Vision Document for the site (submitted to the 

Regulation 19 consultation) in support of its allocation. Manor Oak Homes have begun the 

technical work to support an application and envisage submitting an application prior to the 

adoption of the Local Plan with a view to it being determined shortly after adoption. The latest 

illustrative layout and technical information is enclosed with this response and includes: 

• Illustrative Masterplan 

• Heritage Statement 

• Flood Modelling 

• Initial landscape and visual appraisal - briefing note 

1.19. In summary:  

• RGP indicative layout demonstrates that the capacity of the site is approximately 100 

dwellings with development and the surface water detention basin above the 85m 

contour line; 

• The open space below the 85m contour line provides more than adequate space for a 

LEAP, amenity green space. 

• Asset Heritage advise that the site has the capacity to accommodate residential 

development without harming the significance and experience of nearby heritage 

assets and their settings.  

• JPP advise that access off Lutterworth Road can be achieved. 

• Flood modelling carried out by JPP has confirmed that Flood Zone 3a extends to the 

85m contour;  

• Aspect Ecology advise that on the basis of their survey information, the habitats appear 
unlikely to provide significant opportunities for other protected, rare or notable species 
and accordingly, at this stage no such species appear to represent a likely constraint 
on the proposed development of the site, albeit it is recommended that general 
safeguards and protective measures be put in place during any construction works, 
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whilst the opportunity exists to incorporate a number of ecological enhancements, for 
example through the provision of new native planting and it is recommended that any 
scheme incorporate such measures where possible. 

• Aspect Landscape Planning advise that the site has the capacity to accommodate a 
sensitive residential development and can be integrated without significant harm to the 
landscape character or receiving visual environment.  

 

1.20. The following timeline is envisaged for the site. 

 2018 2019 2020 2021 

 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 

Adoption of Local Plan            

Submission of OPA            

Determination of OPA            

Sale of Site            

Preparation/submission 

of RM 

           

Determination of RM            

Start on site            

Delivery of units            

   

1.21. The above timeframe could also be shortened by the submission of a detailed application, which 

would see the delivery of units timetable bought forward from that suggested above.  This is a 

realistic proposition as MOH are in regular contact with a number of housebuilders who have 

expressed a very keen interest in securing the site. 

c. Are the proposed MRS allocations consistent with the spatial strategy and settlement 
hierarchy for the borough as set out in Policy GP2?  

1.22. Yes, the Council made it clear in Stage 1 examinations and supporting evidence that the policy 

wording of GP2 is intended to refer to settlement and Green Belt boundaries, as amended to 

incorporate the proposed allocations.  The Inspector suggested that a modification be made to 

make it clearer to readers that the settlement boundaries and Green Belt boundaries have been 

amended. In light of this background to the policy, and the proposed amendments, it is clear that 

the allocation of sites at MRS is fully consistent with the Spatial Vision and settlement hierarchy 

in Policy GP2. 

 

d. Was the process for the selection of the MRS site allocations robust? Was an 
appropriate range and selection of sites assessed and were reasonable alternatives 
considered? Were appropriate criteria taken into account in deciding which sites to 
select? Was the assessment against those criteria robust?  

1.23. Yes, Manor Oak Homes consider that the Council has undertaken an adequate, proportionate 

site selection process that meets the requirements of paragraphs 158 and 182 of the Framework. 

Indeed, Manor Oak Homes commends the Council on the preparation of the Site Allocation 

Packs (LP44 – LP50), which assesses all the sites considered in one settlement against the 

same criteria and presented in a single document. The pack clearly sets out how it has defined 

‘reasonable alternatives’ and is well referenced to other evidence, such as the Green Belt 
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Review, Landscape Character Assessment, Sustainability Appraisal and the responses of 

statutory consultees.  

e. Is Policy DS3 justified and effective in setting upper limits for the number of dwellings 
to be accommodated on each site?  

1.24. No. Given that Green Belt releases are only carried out in exceptional circumstances this could 

be the only opportunity for these settlements to grow within this Local Plan period and beyond. 

Optimum use of the sites should be made, within their environmental capacity, to minimise the 

likelihood that Green Belt boundaries will need to be reviewed again at the end of the Plan period, 

in accordance with paragraph 85 of the Framework.   

1.25. Policy wording should therefore be flexible to reflect that the ultimate capacity of the site will be 

determined through an application. Policy DS6 states that density of development should be 

‘sympathetic to the settlement to which it will extend’ which would ensure that the resulting density 

would be appropriate for the site without the need to cap the amount of development on a site. 

Is Policy DS6 justified and will it be effective in ensuring sustainable development at 
each of the proposed MRS sites?  

1.26. Yes, Manor Oak Homes consider that Policy DS6, when applied alongside other policies in the 

Plan that relate to design, drainage, heritage, transport, parking and planning obligations will be 

effective in ensuring sustainable development at MRS. 


