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1. INTRODUCTION 
STUDY RATIONALE 
1.1. This document reports on a study of potential local centres within Rugby Borough which was 

ŎƻƴŘǳŎǘŜŘ ōȅ ǘƘŜ /ƻǳƴŎƛƭΩǎ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ ǘŜŀƳ between May and September 2024. 
The study was undertaken with the aim of contributing towards the evidence base that will 
inform the creation of a new local plan. 
 

1.2. The primary purposes of the study are to: 
 

a) Identify and recommend boundaries for all potential local centres within the Borough; 
b) Record the features and assess the vitality of each potential local centre;  
c) Identify opportunities for development within the potential local centres; and, 
d) wŜŎƻƳƳŜƴŘ ŀ ŘŜǎƛƎƴŀǘƛƻƴ ŦƻǊ ŜŀŎƘ ǇƻǘŜƴǘƛŀƭ ƭƻŎŀƭ ŎŜƴǘǊŜ ǿƛǘƘƛƴ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǎŜǘǘƭŜƳŜƴǘ 

hierarchy. 
 

1.3. This study shall complement a separate study of the supply and demand for retail and town 
centre uses within the Borough which has been commissioned to be completed by Nexus 
tƭŀƴƴƛƴƎ ƻƴ ǘƘŜ /ƻǳƴŎƛƭΩǎ ōŜƘŀƭŦ and is due to be delivered by Q4 2024. 
 

1.4. Although prior studies of retail and town centre uses have been undertaken for the Borough, 
no dedicated assessments of local centres have previously been carried out, and so this study 
represents the first of its kind for Rugby Borough Council.  

REPORT STRUCTURE 
1.5. Following this introduction (section one), the report provides an overview of the planning 

policy context for the study (section two), with particular attention paid to the National 
tƭŀƴƴƛƴƎ tƻƭƛŎȅ CǊŀƳŜǿƻǊƪ όbttCύ ŀƴŘ ƛǘΩǎ ŀŎŎƻƳǇŀƴȅ tƭŀƴƴƛƴƎ tƻƭƛŎȅ DǳƛŘŀƴŎŜ όttDύΦ ! 
summary of relevant local policy is also provided. 
 

1.6. After providing the policy context, the report then moves on to outlining the methodology 
(section three) and key findings (section four) of the study. The findings, which cover the 
distribution, size, composition and general health of the potential centres, are based on an 
analysis of the centres as a whole. More detailed findings regarding each individual centre can 
be found in the health check proformas and maps which are appended to the report. 

 

1.7. The report closes with recommendations stemming from the study, with the key focus being 
the possible designation of the assessed centres within ǘƘŜ /ƻǳƴŎƛƭΩǎ retail hierarchy, a glossary 
of key terms, and appendices which support the analysis contained in the main body of the 
report. 
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2. POLICY CONTEXT 
NATIONAL POLICY 
2.1. Chapter 7 of the National Planning Policy Framework (last updated in December 2023)1 titled 

Ψ9ƴǎǳǊƛƴƎ ǘƘŜ Ǿƛǘŀƭƛǘȅ ƻŦ ǘƻǿƴ ŎŜƴǘǊŜǎΩ ǎǇŜŎƛŦƛŜǎ that planning policies should  
 

¶ άŘŜŦƛƴŜ ŀ ƴŜǘǿƻǊƪ ŀƴŘ ƘƛŜǊŀǊŎƘȅ ƻŦ ǘƻǿƴ ŎŜƴǘǊŜǎέΣ 

¶ άŘŜŦƛƴŜ ǘƘŜ ŜȄǘŜƴǘ ƻŦ town centres and primary shopping areasέΣ  

¶ άƳŀƪŜ ŎƭŜŀǊ ǘƘŜ ǊŀƴƎŜ ƻŦ ǳǎŜǎ ǇŜǊƳƛǘǘŜŘ ƛƴ ǎǳŎƘ ƭƻŎŀǘƛƻƴǎέ, and  

¶ άŀƭƭƻŎŀǘŜ ŀ ǊŀƴƎŜ ƻŦ ǎǳƛǘŀōƭŜ ǎƛǘŜǎ ƛƴ ǘƻǿƴ ŎŜƴǘǊŜǎ ǘƻ ƳŜŜǘ ǘƘŜ ǎŎŀƭŜ ŀƴŘ ǘȅǇŜ ƻŦ 
ŘŜǾŜƭƻǇƳŜƴǘ ƭƛƪŜƭȅ ǘƻ ōŜ ƴŜŜŘŜŘΣ ƭƻƻƪƛƴƎ ŀǘ ƭŜŀǎǘ ǘŜƴ ȅŜŀǊǎ ŀƘŜŀŘέΦ 

 
2.2. ¢ƘŜ ƎƭƻǎǎŀǊȅ ƻŦ ǘƘŜ bttC ŘŜŦƛƴŜǎ ǘƻǿƴ ŎŜƴǘǊŜǎ ŀǎ άŀrea[s] ŘŜŦƛƴŜŘ ƻƴ ǘƘŜ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅΩǎ 

policies map, including the primary shopping area and areas predominantly occupied by main 
town centre uses within or adjacent to the primary shopping areaέ. It then goes on to specify 
that άǊeferences to town centres or centres apply to city centres, town centres, district centres 
and local centres but exclude small parades of shops of purely neighbourhood significanceέ 
and further clarifies that άǳnless they are identified as centres in the development plan, 
existing out-of-centre developments, comprising or including main town centre uses, do not 
constitute town centres.έ 

 
2.3. No clearly delineated definitions are given for different types of centres by the NPPF, and even 

though certain examples are specified (city, town, district, local) the framework does not 
require that the hierarchy of town centres that a local authority establishes must be limited to 
exclusively these types. As such, there is remit for councils to establish their own definitions for 
a range of centres and place these within a hierarchy that suits their local circumstances.  

LOCAL POLICY AND PRIOR STUDIES 
2.4. The spatial vision for Rugby outlined in the current local plan (adopted in 2019)2 specifies that 

άlocal neighbourhoods will each have local services, community facilities and usable public 
spacesέ. The first spatial objective of the plan is to άprotect and enhance existing local services 
and create new neighbourhoods that contain services that meet the day to day needs of the 
new communitiesέ ŀƴŘ άŜnable appropriate amounts of development in Main Rural 
Settlements to bolster their role as local service centresέΦ 
 

2.5. However, while the plan provides a settlement hierarchy that serves as a guide for where new 
housing and employment should be located (policy GP2), no hierarchy is provided specifically 
for retail provision, and the plan does not seek to define or designate any local centres. The 
ǇƭŀƴΩǎ ŀǇǇǊƻŀŎƘ ǘƻ ǊŜǘŀƛƭ ǇǊƻǾƛǎƛƻƴ όŎƘŀǇǘŜǊ т ŀƴŘ ǇƻƭƛŎƛŜǎ ¢/мΣ ¢/н ŀƴŘ ¢/оύ is almost 
exclusively focused on Rugby Town Centre. 

 
 

 
1 National Planning Policy Framework, available online: https://www.gov.uk/government/publications/national-planning-
policy-framework--2 [Accessed on 02/08/2024] 
2 Rugby Borough Council Local Plan 2011-2031, available online: https://www.rugby.gov.uk/w/local-plan-2011-31-
adoption [Accessed on 02/08/2024] 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.rugby.gov.uk/w/local-plan-2011-31-adoption
https://www.rugby.gov.uk/w/local-plan-2011-31-adoption
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2.6. The policy within the current plan that bears the most relevance to the topic of local centres is 
policy HS3, which is focused on guarding against the unnecessary loss of valued facilities and 
services, particularly where this would reduce the community's ability to meet its day-to-day 
needs. This policy is reproduced in full below. 

 

Policy HS3: Protection and Provision of Local Shops, Community Facilities and Services  
 
Proposals that would result in a significant or total loss of a site and/or premises currently or last 
used for a local shop, post office, public house, community or cultural facility or other service that 
contributes towards the sustainability of a local settlement or the urban area will not be permitted 
except where the applicant demonstrates that:  
 

¶ Alternative provision of equivalent or better quality, that is accessible to that local 
community, is available within the settlement or will be provided and made available prior to 
commencement of redevelopment; or  

 

¶ There is no reasonable prospect of retention of the existing use as it is unviable as 
demonstrated by a viability assessment and all reasonable efforts to secure suitable 
alternative business or community re-use been made for a minimum of 12 months or a 
period agreed by the Local Planning Authority prior to application submission.  

 
Provision of new community facilities and services will be supported provided that:  
 

¶ It is readily accessible by a choice of means of transport, including by foot and cycle;  
 

¶ The nature and the scale of the development would be commensurate with its function to 
provide facilities for the local resident population. The nature and scale of service provision 
will reflect and relate to the size and function of the individual settlement; and  
 

¶ The development would not adversely affect the vitality and viability of the Town Centre or 
any planned town centre development.  

 

 
2.7. No dedicated studies of local centres have previously been conducted for the Borough. 

However, while its focus was heavily centred on Rugby Town Centre, the retail and main town 
centre uses study3 that formed a key piece of evidence for the current local plan does contain a 
limited assessment of local centres, as to be found in chapter six (pp. 47-56). The potential 
local centres which were assessed are: 

 

¶ Bilton 

¶ Binley Woods 

¶ Brownsover 

¶ Central Park Drive (Coton Park) 

¶ Clifton Upon Dunsmore 

¶ Dunchurch 

¶ Hillmorton 

¶ Long Lawford 

¶ Ryton on Dunsmore 

 
3 Rugby Retail and Main Town Centre Uses Study: Final Report (2015) Carter Jonas. Available online: 
https://www.rugby.gov.uk/w/retail-and-town-centre-uses-study [Accessed on 02/08/2024] 

https://www.rugby.gov.uk/w/retail-and-town-centre-uses-study


 

 

 
7
7 

¶ Stretton on Dunsmore 

¶ Wolston 

¶ Wolvey 
 
2.8. The chapter concludes that άnone of these [local centres] are particularly significant in size, 

although some larger settlements are served by several smaller parades and larger 
convenience stores. Regarding the Rugby settlement hierarchy, some of the larger local centres 
including those with relatively significant convenience provision to be designated as local 
centres [sic]. This includes Hillmorton and Bilton, which benefit from a number of convenience 
outlets and attract a higher market share of convenience expenditure compared to other local 
centres. This indicates the importance of these centres in serving the day to needs of their local 
ǇƻǇǳƭŀǘƛƻƴΦέ 
 

2.9. Two further notable observations regarding local centres to be found elsewhere in the study 
report are as follows: 
 

2.10. The capacity assessment contained in chapter eight ƛŘŜƴǘƛŦƛŜǎ άŀ ǎƳŀƭƭ ǉǳŀƴǘǳƳ ƻŦ ŦƻǊŜŎŀǎǘ 
convenience and comparison retail floorspace for smaller centresέ ŀƴŘ ƛǘ ƛǎ ǊŜŎƻƳƳŜƴŘŜŘ ǘƘŀǘ 
άǘhis forecast floorspace should be directed to rural settlements where local retail provision is 
lacking or centres where there is likely to be increased pressure for services from planned 
housing growth. These include Cawston and Bilton where there is likely to be demand for local 
ǊŜǘŀƛƭ ƻŦŦŜǊ ŦǊƻƳ ǎǳǊǊƻǳƴŘƛƴƎ ǇƭŀƴƴŜŘ ƘƻǳǎƛƴƎ ŀƭƭƻŎŀǘƛƻƴ ǎƛǘŜǎέ (p. 65). 

 

2.11. ¢ƘŜ ǎŜŎǘƛƻƴ ǊŜƎŀǊŘƛƴƎ ǘƘŜ ǇǊƛƳŀǊȅ ǎƘƻǇǇƛƴƎ ŀǊŜŀ ƛƴŎƭǳŘŜǎ ŀ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴ ǘƘŀǘ ά/ƭƛŦǘƻƴ 
Road is excluded from the PSA on the basis that the existing parade of retail and commercial 
units appears to be functioning independently from the rest of the town centre. There could be 
scope in the future to identify this area as a local centre given that it supports a good mix of 
retail and service uses that cater to the local community and community facilities (e.g. nearby 
ǎŎƘƻƻƭǎύΦέ όǇΦ 108) 
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3. METHODOLOGY 
STAGES OF THE STUDY 
3.1. The following stages were followed for this study: 
 

a) Potential local centres were nominated by respondents to the Rugby Borough Local Plan 
issues and options consultation which took place between November 2023 and February 
2024. Additional sites were then selected by the Officer undertaking the study based on a 
review of OS maps and aerial photography of the Borough. 

b) All of the potential local centres were visited between May and September of 2024. During 
each visit a record was taken of all of the units within the potential centre, comprising the 
name of the occupant, address, functional category, use class and supplementary notes. 

c) A health check proforma was also completed during each site visit, with observations 
covering six criteria: uses, vacancies, pedestrian flows, accessibility, perception of safety, and 
environmental quality. 

d) Additional data regarding the catchment area population and developmental constraints of 
ŜŀŎƘ ŎŜƴǘǊŜ ǿŀǎ ƎŀǘƘŜǊŜŘ ŦǊƻƳ ǘƘŜ /ƻǳƴŎƛƭΩǎ DL{ data and incorporated into the health check 
proformas, along with photographs taken during the site visits, after which conclusions were 
authored for each centre and incorporated into the health check proformas. 

e) Analysis of the gathered data comprising basic statistical assessments and qualitative reviews 
of the written comments, as well as the compiling of the findings and recommendations, was 
then carried out between July and September of 2024. 

STUDY LIMITATIONS 
3.2. One of the key limitations to this study is that it only provides a view of the potential centres at 

a single point in time. While some aspects observed and recorded are likely to remain 
consistent over relatively long periods, others, such as pedestrian and road traffic flows, are 
likely to vary considerably within the course of a day.  
 

3.3. The second key limitation to this study is that it does not include a robust assessment of how 
these centres are being used, as may be gained through alternative methods such as a survey 
or an extended period of observation. The forthcoming retail and main town uses study which 
shall complement this local centres study may provide relevant information which can offset 
this limitation. 

 

3.4. The third key limitation to this study is that it does not include a measure of floorspace. Instead 
a simple count of units is taken. Accordingly, two centres with the same number of 
convenience units (for example) could differ substantially in their actual provision of this 
shopping service given the possible variation in floorspace. 

 

3.5. The final key limitation of the study is that is does not seek to ascertain the views held by 
residents, proprietors or visitors to the centres which are assessed. As such, most of the 
qualitative observations are solely the perspective of the Officer who conducted the site visits. 

 
 
 

https://www.rugby.gov.uk/local-plan-review
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4. FINDINGS 
CENTRE LOCATIONS 
4.1. A total of 26 potential local centres were assessed, 21 of which were put forward in responses 

to the issues and options consultation and a further three of which were identified by the 
Officer undertaking the study. Two locations put forward in the consultation were split into 
two separate sites (I.E. four in total), with New Bilton becoming ΨNew Bilton InnerΩ and ΨNew 
Bilton OuterΩ, and Clifton Road becoming ΨClifton Road InnerΩ and ΨClifton Road OuterΩ. 
 

4.2. As seen in figure one below, 21 of the potential local centres are within the settlement 
boundary for Rugby town, four are within the boundaries of Main Rural Settlements, and one is 
within a Rural Village. No potential local centres have been identified and assessed in the 
northern and southern thirds of the Borough which reflects the actual distribution of 
settlements; Rugby Town and all but one of the Main Rural Settlements (Wolvey) are located 
within a band that runs across the central third of the Borough from east to west. 

 

 
Figure 1: The locations of the Local Centre Candidates in Rugby Borough. 

 
4.3. As seen in figure two below, practically every part of Rugby town lies within a 1km range of 

one of the potential local centres assessed as part of this study. The only residential areas that 
do not are the southwestern extremities of Cawston, and the northwestern vicinity of Houlton.  
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Figure 2: The Local Centre Candidates of Rugby town with 400m and 1km buffers applied. 

4.4. If we apply a 400m range only, as seen in figure three below, then two more considerable gaps 
in the map appear: a) the area to the north of the railway line which spans Technology Drive, 
and b) the section of the town which lies between the proposed Clifton Road Inner and 
Hillmorton Paddox centres. In the case of the former, it is likely that the Junction One retail 
park and the small parade of shops on Boughton Road may serve some of the functions of a 
local centre. However, neither of these were nominated as potential local centres in response 
to the issues and options consultation, and in any case, neither are considered appropriate 
candidates by the officer conducting the study.  
 

4.5. With regards to the latter gap (on Hillmorton Road), there is a small parade of shops located in 
the area, anchored by a sizable social club (The Railway Club), which may also serve some of 
the functions expected of a local centre. However, this concentration of shops and services was 
not nominated in the issues and options consultation and ƛǎƴΩǘ ŎƻƴǎƛŘŜǊŜŘ ǘƻ ōŜ ǎǳōǎǘŀƴǘƛŀƭ 
enough to be considered a local centre by the officer conducting this study.   
 

4.6. Beyond the boundaries of the town, the most substantial concentrations of residents are to be 
found in the nine designated Main Rural Settlements, only four of which (Brinklow, Clifton 
Upon Dunsmore, Dunchurch and Wolston) have had potential local centres assessed. Although 
the remaining five (Binley Woods, Long Lawford, Ryton on Dunsmore, Stretton on Dunsmore 
and Wolvey) have not, it should be noted that all of the Main Rural Settlements and Rural 
Villages shall have their services and facilities reviewed as part of a forthcoming updated Rural 
Sustainability Study.  
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Figure 3: The Local Centre Candidates of Rugby town with 400m buffers applied only. 

4.7. A majority of the potential centres are fairly well dispersed, but there are three pairs which 
have boundaries within particularly close proximity to each other. In these cases the question 
arises as to whether the centres should be treated separately or combined. 

 

4.8. Hillmorton and Hillmorton Paddox are only around 60 metres apart at their nearest points. A 
strong case could be made for the amalgamation of the two into a single centre based on this 
proximity, and on the basis of their complementarity ς uses such as a community centre, 
pharmacy, supermarket and Post Office can all be found in one location but not the other. 
However, what detracts from the case for their amalgamation is the relatively long walking 
distance (1.2km) between the farthest points of each centre. Available evidence on walking 
behaviours4 suggests it would be unlikely that those residing to the east of Hillmorton would 
undertake return walking journeys to much of the Paddox centre, and likewise, it seems 
unlikely that those to the west of Paddox would walk to much of the Hillmorton centre.   

 

4.9. The second set of centres that have borders in close proximity (140 metres) are Clifton Road 
Inner and Railway Terrace. Again, the case for amalgamation based on their proximity and 
complementarity of uses is quite compelling, but is detracted from somewhat by the 1.1km 
walking distance between their two farthest apart points. 

 

4.10. The third set of centres that have borders in close proximity (140 metres) are Eden Park and 
Coton Park. However, the possibility for amalgamation here can be discounted due to the 

 
4 Planning for Walking (2015) CIHD. Available online: https://www.ciht.org.uk/media/4465/planning_for_walking_-
_long_-_april_2015.pdf [Accessed on 01/08/2024] 

https://www.ciht.org.uk/media/4465/planning_for_walking_-_long_-_april_2015.pdf
https://www.ciht.org.uk/media/4465/planning_for_walking_-_long_-_april_2015.pdf
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division of the two by the A426, a busy road with four lanes of traffic travelling at high speed 
(50mph), which is likely to reduce the likelihood of travel between the two on foot (an effect 
ǎƻƳŜǘƛƳŜǎ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ΨŎƻƳƳǳƴƛǘȅ ǎŜǾŜǊŀƴŎŜΩύΦ 

 

4.11. Both New Bilton Inner and Railway Terrace directly border the designated boundaries of Rugby 
Town Centre. Although a case could be made for the boundaries of Rugby Town Centre to be 
expanded to cover these areas due to their proximity, the low proportion of Main Town Centre 
Uses within each (estimated to be 13% and 18% respectively) makes this prospect seem 
unreasonable. 

 

4.12. Furthermore, the boundary set for the assessment of Clifton Road Inner actually encroaches 
upon Rugby Town Centre. The area of overlap between the two comprises the row of shops 
which span the length of Clifton Road between Railway Terrace and Bath Street. Without the 
inclusion of these retail and leisure units, Clifton Road Inner would be composed almost 
exclusively of community facilities, and as such, the case for its designation as a local centre 
would be diminished. Therefore, the option of pulling back the boundary of the Town Centre 
from its current position to Railway Terrace should be explored. 

 

 
Figure 4: The overlap of the designated Rugby Town Centre boundary and the proposed boundary of the Clifton Road Inner centre. 
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CENTRE SIZES 
4.13. The potential centre with the highest volume of units (excluding residential properties, open 

space and playing pitches) is Clifton Road Inner with 58 units in total, while the smallest is Eden 
Park with one. The mean number of units per centre is 17 while the median is 11. Therefore, 
the distribution of centres according to their volume of units is skewed. 19 centres have a total 
number of units equal to or below the mean, while only seven centres having a total above the 
mean: Clifton Road Inner, Bilton, Railway Terrace, Dunchurch, Hillmorton Paddox, Hillmorton, 
and Brownsover. 

 

 
Figure 5: Size of potential local centres by volume of units. 
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4.14. The potential local centres range in area from 0.379 hectares (Hillside) to 13.479 hectares 
(Newbold on Avon), with a mean of 5.152 hectares, based on the boundaries provisionally 
drawn for the purposes of this study. However, little can be ascertained from considering the 
potential centres on the basis of their area alone. Some of the larger centres (e.g. Clifton Road 
Inner) are large because they have a high volume of units, whereas others (e.g. Newbold on 
Avon) are spread out and contain expansive areas of Open Space or high numbers of 
residential properties interspersed between the retail and leisure units.  

 

4.15. The density of the potential local centres, as approximately gauged through the measure of 
units per hectare, ranges from 0.161 for Eden Park (the least dense) to 16.055 for Dunchurch 
(the most dense).  

 

 
Figure 6: Density of potential local centres based on their hectarage and number of units. 
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CENTRE WALKING CATCHMENT AREAS 
4.16. Buffers of 400 metres and one kilometre have been applied to the boundaries of each potential 

local centre, and the number of residential dwellings within these buffers have been counted 
ǳǎƛƴƎ ŀ DL{ ŀŘŘǊŜǎǎ ǎŜŀǊŎƘ ŦǳƴŎǘƛƻƴ ǇǊƻŘǳŎŜŘ ōȅ ǘƘŜ /ƻǳƴŎƛƭΩǎ {Ǉŀǘƛŀƭ 5ŀǘŀ hŦŦƛŎŜǊΦ .ȅ 
multiplying the dwelling count by the average dwelling occupancy (2.4 persons) we are thereby 
able to estimate the population that is within walking distance of each proposed centre.  
 

4.17. The NPPF does not currently provide any definitive guidance on acceptable walking distances. 
400 metres has been chosen as the lower buffer, representing around 5 minutes walking time 
for a typical person, or a round trip of 10 minutes. 1km has been chosen as the higher buffer, 
based on evidence provided by a WYG research paper5.    

 

4.18. The estimated populations in the catchments areas for each proposed local centre, in 
descending order of their 400m population estimates, are as shown in the table below. 

 

Local Centre 400m Population Estimate 1km Population Estimate 

Railway Terrace 7,973 20,959 

Clifton Road (Inner) 7,502 23,755 

Hillmorton 5,861 11,554 

Bilton Road 5,695 20,868 

Brownsover 5,666 13,730 

New Bilton (Outer) 4,944 14,338 

New Bilton (Inner) 4,870 18,043 

Bilton 4,219 19,159 

Hillmorton Paddox 4,034 12,134 

Clifton Road (Outer) 3,893 15,125 

Frobisher Road 3,862 12,017 

Eden Park 3,566 9,811 

Cawston 3,074 10,814 

Overslade Lane 3,024 14,227 

Lower Hillmorton Road 2,878 10,855 

Coton Park 2,741 9,166 

Houlton 2,686 4,318 

Kingsway 2,585 14,263 

Hillside 2,484 9,288 

Woodlands 2,453 8,410 

Wolston 2,364 3,259 

Dunchurch 1,836 2,849 

Newbold on Avon 1,615 2,911 

Clifton Upon Dunsmore 1,111 2,112 

Brinklow 1,046 1,248 

Newton 456 2,292 

Average (Mean) 3,555 11,058 

 
 

 
5 How far do people walk? (2015) Wakenshaw and Bunn. Available online: https://rapleys.com/wp-
content/uploads/2020/10/CD3.38-WYG_how-far-do-people-walk.pdf [Accessed on 12/09/2024] 

https://rapleys.com/wp-content/uploads/2020/10/CD3.38-WYG_how-far-do-people-walk.pdf
https://rapleys.com/wp-content/uploads/2020/10/CD3.38-WYG_how-far-do-people-walk.pdf
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4.19. The estimated populations within the catchments of the potential centres varies considerably. 
As expected, those that are located where there are concentrations of relatively high density 
housing (such as the outskirts of the town centre, Brownsover and Hillmorton) have the largest 
400m population catchments. In contrast, the centres located in rural settlements and on the 
outskirts of Rugby town, where buffers cover lower-density housing developments and 
undeveloped land, have lower catchment population estimates. 
 

4.20. By comparing the volume of units with the estimated population catchments, we can see that 
there is only a very weak correlation between the two. For example, Dunchurch has the fifth 
lowest estimated 400m population catchment, and the fourth lowest estimated 1km 
population catchment, yet it has the fourth highest number of units (excluding residential 
properties and open space). By contrast, Clifton Road (Outer) has the tenth highest estimated 
400m population catchments, and the sixth highest estimated 1km population catchment, yet 
it has the sixth lowest count of units. Both examples are highlighted in the graph below. 

 

 
Figure 7: Volume of units and estimated 400m population catchment for each potential centre. 
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COMPOSITION OF CENTRES 
4.21. All units within each potential centre were categorised into broad functional groups as well as 

use classes. The breakdown for the centres as a combined whole is shown in the tables below. 
A more detailed breakdown for each individual potential centre be found in Appendix A. 
 

4.22. Barring residential properties, the uses most commonly found within the local centres are 
community facilities (schools, pubs, doctors surgeries), followed by leisure services 
(restaurants, takeaways, betting shops), retail services (hairdressers, beauty salons, repair 
shops), and convenience shops. Relatively few comparison retailers or financial and business 
service providers are based in the potential local centres, which may tally with expectations 
given that these are typically considered to be town centre uses.  

 

Functional Category Count % of Total Count 

Community Facilities 138 17.5% 

Comparison 38 4.8% 

Convenience 56 7.1% 

Financial & Business Services 20 2.5% 

Leisure Services 86 10.9% 

Open Space 25 3.2% 

Playing Pitches & Sports Facilities 7 0.9% 

Residential 317 40.2% 

Retail Services 80 10.2% 

Vacant 21 2.7% 

 
Use Class Count % of Total Count 

B2 5 0.6% 

C1 5 0.6% 

C2 13 1.7% 

C3 319 40.5% 

E 264 33.5% 

F1 39 5.0% 

F2 30 3.8% 

NA 36 4.6% 

Sui Generis 77 9.8% 

 
4.23. Bilton and Bilton Road have units present from all functional categories, while Clifton Road 

(Inner), Dunchurch, New Bilton (Inner), and Railway Terrace have units present from all 
categories barring those of Open Space and Playing Pitches & Sports Facilities.  
 

4.24. Many of the smaller potential centres, and even some of the larger ones, were found to be 
lacking in uses which are typically considered to be key for the purposes of a local centre, such 
as Post Offices, pharmacies, or spaces for the community to gather (e.g. halls, pubs or places of 
worship). This may be explained by the proximity of and resulting competition from Rugby 
Town Centre in certain cases, or could simply be reflective of broader national trends (such as 
the closure of sub-Post Offices6 and pubs).  

 
 

6 Gaps in the Network (2022) Citizens Advice, available online: 
https://www.citizensadvice.org.uk/Global/CitizensAdvice/Post%20and%20Telecoms/Gaps%20in%20the%20network%20
(1).pdf [Accessed on 02/08/2024] 

https://www.citizensadvice.org.uk/Global/CitizensAdvice/Post%20and%20Telecoms/Gaps%20in%20the%20network%20(1).pdf
https://www.citizensadvice.org.uk/Global/CitizensAdvice/Post%20and%20Telecoms/Gaps%20in%20the%20network%20(1).pdf
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4.25. 33.5% of the units fall within use class E, a broad use class introduced in September 2020 which 
subsumes the former classes of A1, A2, A3, and B17. The proportion of units in class E rises to 
61% if C3 residential units and those without an applicable use class are excluded. A key 
consequence of this is that a much larger range of changes in function may be able to occur 
within these potential local centres without the need for planning permission than before the 
change in legislation. 

 

4.26. The overall vacancy rate is relatively low. Sixteen of the assessed centres had no vacancies at 
all at the time of visiting, and the remaining ten had vacancy rates ranging from 2.1% (Bilton) 
to 21.4% (New Bilton Inner). The vacancy rates of all but two of the potential centres are below 
the average for both Great Britain (14% in Q4 2023) and the West Midlands (16.2%)8. However, 
in and of itself, ǘƘƛǎ ŘƻŜǎƴΩǘ ƴŜŎŜǎǎŀǊƛƭȅ ƳŜŀƴ that there ǎƘƻǳƭŘƴΩǘ ōŜ any concern about the 
negative impact that vacancies may be having on the vibrancy and vitality of the potential local 
centres. 

HEALTH CHECK OBSERVATIONS 
4.27. Health check proformas which cover a range of criteria and include conclusionary SWOT 

(strengths, weaknesses, opportunities, threats) analyses for each individual centre have been 
completed. These can be found attached to this study report as Appendix D. The following 
observations, which seek to address common threads or flag up significant points, have been 
drawn from these health checks. 
 

4.28. Most of the potential local centres were found to be lacking in cycle infrastructure. The only 
centres which have on-road signed cycle routes or traffic-free paths running through their 
boundaries are Cawston, Bilton Road, Houlton, Kingsway, Lower Hillmorton Road and Railway 
Terrace. Cycle parking is more widespread, almost exclusively in tƘŜ ŦƻǊƳ ƻŦ Ψ{ƘŜŦŦƛŜƭŘΩ ǎǘȅƭŜ 
stands, yet many of the potential local centres were found to be lacking this too9. Conversely, 
bus connections were found to be reasonably good in most of the potential centres, barring 
Clifton on Dunsmore and Newton. 

 

4.29. A factor detracting from both the perception of safety and environmental quality of most of 
the larger centres is their intersection by busy roads. For example, the Bilton, Bilton Road, 
Dunchurch, Hillmorton and Hillmorton Paddox centres are all concentrated around A or B 
roads that act as key routes for traffic travelling through Rugby town. These roads have 30mph 
speed limits and little in the way of traffic calming measures, thereby detracting from the 
perception of safety for pedestrians. The separation of units within these centres by such roads 
also hampers their travelability on foot, and detracts from their environmental quality due to 
the associated noise and air pollution.  

 

4.30. Overall, the environmental quality of the centres was deemed to be good, with frequent 
positive factors including well-kept frontages, the presence of greenery, and an absence of 
litter. However, in a handful of cases there are factors which detract significantly from this 

 
7 The Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020. Available online: 
https://www.legislation.gov.uk/uksi/2020/757/contents/made [Accessed on 01/08/2024] 
8 Local Data Company Vacancy Rate Monitor, available here: 
https://www.localdatacompany.com/blog/vacancyratemonitor [Accessed on 30/07/2024] 
9 {ŜŜ ²ŀǊǿƛŎƪǎƘƛǊŜ /ƻǳƴǘȅ /ƻǳƴŎƛƭΩǎ ΨwǳƎōȅ !ŎǘƛǾŜ ¢ǊŀǾŜƭ aŀǇΩΥ https://api.warwickshire.gov.uk/documents/WCCC-
1615347118-836 [Accessed on 01/08/2024] 

https://www.legislation.gov.uk/uksi/2020/757/contents/made
https://www.localdatacompany.com/blog/vacancyratemonitor
https://api.warwickshire.gov.uk/documents/WCCC-1615347118-836
https://api.warwickshire.gov.uk/documents/WCCC-1615347118-836


 

 

 
19
19 

judgement. At Coton Park the amount of litter observed was particularly high, an issue which 
may stem in part from the lack of adequate bins. In several other cases, such as Frobisher 
Road, Woodlands and Lower Hillmorton Road, the attractiveness of the centres was reduced 
by fixtures and grounds in need of maintenance or renovation. 

 

4.31. Most of the potential local centres are hemmed in by residential properties or designated open 
space and are therefore lacking space for development, except by way of change of use. 
However, a handful of the centres do contain substantial plots of vacant land which could 
present opportunities for expansion. Typically these centres are those located within or near to 
newer residential developments on the outskirts of Rugby Town such as Cawston, Coton Park, 
Eden Park and Houlton. Such land has often been allocated for potential retail, leisure or 
community use within masterplans but has yet to be built out.  

 

 
Figure 8 (left): Vacant land to the east of the row of shops in the potential Cawston local centre. 

Figure 9 (right): Vacant land to the north of The Griffin primary school in Eden Park. 

4.32. Three centres, Dunchurch, New Bilton (Inner) and Railway Terrace, also have sizeable long-
standing vacancies which could present substantial opportunities for development. Further 
details regarding these possible development opportunities can be found in the appended 
health checks and maps. 

 

 
Figure 10 (left): A large vacancy at 135 Railway Terrace, to the north of the residential flats at Lennon Court. 

Figure 11 (right): Vacancies at 26-30 Lawford Road in the potential New Bilton Inner local centre. 
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5. RECOMMENDATIONS 
DEFINING A HIERARCHY OF CENTRES 
5.1. Out of 355 local authority areas in England and Wales, the Borough of Rugby had the 17th 

highest population growth rate between the 2011 and 2021 censuses, and further significant 
growth is forecast to take place over the remaining years of the current plan. Therefore, the 
viability of only retaining a single designated town centre (Rugby Town Centre) in the Borough, 
without any other centres beneath it in a retail settlement hierarchy, is questionable.  
 

5.2. As explained in the policy context section of this report (p.5), the NPPF specifies that local 
ŀǳǘƘƻǊƛǘƛŜǎ ǎƘƻǳƭŘ άŘŜŦƛƴŜ ŀ ƴŜǘǿƻǊƪ ŀƴŘ ƘƛŜǊŀǊŎƘȅ ƻŦ ǘƻǿƴ ŎŜƴǘǊŜǎέΣ ōǳǘ ŘƻŜǎ ƴƻǘ ǇǊƻǾƛŘŜ 
specific instructions on what these should be, nor what criteria should be used to define them. 
Nevertheless, the types of centres which are most commonly designated by other local 
authorities, in descending order, appear to be: city centres, town centres, district centres, and 
local centres. This same hierarchy is also commonly applied by relevant industry bodies such as 
the Association of Convenience Stores in their guidance10. 

 

5.3. It is recommended that the Council implement a retail settlement hierarchy with the following 
tiers: 

 

Centre Name Centre Definition 

Town Centre 
The principal centre in the Borough as defined on the local plan map. The 
town centre is the main shopping and leisure location in the authority area 
serving the needs of those from across the Borough and beyond. 

District Centre 

Areas comprising substantial concentrations of units with retail, leisure 
and community uses that act as secondary locations to the town centre 
serving large districts of the Borough. They typically include at least one 
large-format supermarket or superstore which attracts a high volume of 
visitors, a range of comparison retailers, and community facilities such as a 
school or community centre.  

Local Centre 

Areas which include a wide range of units with retail, leisure and 
community uses that serve the day-to-day needs of a local catchment 
population which is within walking distance. They typically include a 
convenience store, Post Office, pharmacy, school, place for community 
gatherings (community centre, pub, place of worship etc.), and have good 
public transport connections to the principal Town Centre. 

 
 

 
10 Planning for Diverse Local Centres (2012) Association of Convenience Stores. Available online: 
https://cdn.acs.org.uk/public/planning-guide.pdf [Accessed on 17/09/2024] 

https://cdn.acs.org.uk/public/planning-guide.pdf
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DESIGNATING CENTRES 
5.4. None of the potential centres assessed as part of this study meet the criteria for District Centre 

designation. However, it should be noted that plans for the .ƻǊƻǳƎƘΩǎ ǘǿƻ ƭŀǊƎŜǎǘ 
contemporary housing developments, Houlton and South West Rugby, both provide for the 
construction of District Centres. 
   

5.5. It is recommended that Rugby Borough Council designate five local centres: Benn 
(encompassing Clifton Road Inner and Railway Terrace), Bilton, Brownsover, Dunchurch, and 
Hillmorton (encompassing Hillmorton and Hillmorton Paddox). These are deemed to have met 
the necessary criteria as they share the following characteristics: 
 
a) 20 or more retail, leisure or community units spanning all or nearly all the functional 

categories assessed as part of this study 
b) The presence of a range of uses that serve essential day-to-day needs such as convenience 

shops, community centres, pharmacies, and Post Offices 
c) An estimated 400m catchment population of over 4,000 persons (excluding Dunchurch) 
d) Regular bus connections to Rugby Town Centre and railway station 

 

 
Figure 12: The locations and buffers of the recommended designated local centres. 

5.6. Although Dunchurch has a much smaller estimated walking catchment population than the 
other four centres (1,836 at 400m and 2,849 at 1km), it is nevertheless recommended for Local 
Centre designation based on the strength of its retail, leisure and community use provision. 
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5.7. In addition to the five Local Centres recommended above, the Council should also consider 
designating Local Centres within areas where large housing development allocations have been 
made and in which there is expected to be a need for the provision of local retail, leisure and 
community facilities in the near future. Of particular relevance in this respect are South West 
Rugby, Houlton and Eden Park. 

 
5.8. Finally, there are the remaining potential centres which do not meet the criteria for Town 

Centre, District Centre or Local Centre designation, and are deemed to be solely of 
neighbourhood significance. Although the NPPF specifies that such areas should not be 
accounted for as centres within a town centre settlement hierarchy11, if the Council wishes to 
afford protection to such areas, then some alternative form of designation may be helpful. 
¢ƘŜǊŜŦƻǊŜΣ ƛǘ ƛǎ ǊŜŎƻƳƳŜƴŘŜŘ ǘƘŀǘ ǘƘŜ /ƻǳƴŎƛƭ ŀŘƻǇǘ ǘƘŜ ŘŜǎƛƎƴŀǘƛƻƴ ƻŦ ΨbŜƛƎƘōƻǳǊƘƻƻŘ IǳōǎΩ 
as locations where there are small concentrations of units with retail, leisure and community 
uses that are of importance to a neighbourhood, but which are not capable of meeting all 
essential day-to-day needs.    

 

5.9. It is recommended that 19 locations (Bilton Road, Brinklow, Cawston, Clifton Road Central, 
Clifton Road Outer, Clifton Upon Dunsmore, Coton Park, Frobisher Road, Hillmorton Road, 
Kingsway, Long Lawford, Lower Hillmorton Road, New Bilton Outer, Newbold on Avon, Ryton-
on-Dunsmore, Stretton-on-Dunsmore, Wolston, Wolvey, and Woodlands) be designated as 
Neighbourhood Hubs because they share the following characteristics: 

 

a) 5 or more retail, leisure or community units 
b) The presence of a convenience shop  
c) The presence of a community facility (e.g. a community centre, place of worship or pub)  

 
5.10. The recommended designations result in the following town centre hierarchy for Rugby 

Borough: 
 

Town Centres Rugby Town Centre 

District Centres Houlton and South West Rugby 

Local Centres 
Benn, Bilton, Brownsover, Dunchurch, Eden Park, 
Hillmorton, and Houlton 

Neighbourhood Hubs 
(below the hierarchy) 

Bilton Road, Brinklow, Cawston, Clifton Road Central, 
Clifton Road Outer, Clifton Upon Dunsmore, Coton Park, 
Frobisher Road, Hillmorton Road, Kingsway, Long Lawford, 
Lower Hillmorton Road, New Bilton Outer, Newbold on 
Avon, Ryton-on-Dunsmore, Stretton-on-Dunsmore, 
Wolston, Wolvey, and Woodlands 

 
 

 
11 {ŜŜ ǘƘŜ ŜƴǘǊȅ ŦƻǊ Ψǘƻǿƴ ŎŜƴǘǊŜΩ ƛƴ ǘƘŜ ƎƭƻǎǎŀǊȅ ƻŦ ǘƘŜ bttC όнлноύΦ Available online: 
https://assets.publishing.service.gov.uk/media/669a25e9a3c2a28abb50d2b4/NPPF_December_2023.pdf [Accessed on 
18/09/2024] 

https://assets.publishing.service.gov.uk/media/669a25e9a3c2a28abb50d2b4/NPPF_December_2023.pdf
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OUTCOMES AND NEXT STEPS 
5.11. Making these recommended designations should provide further support to plan-making and 

decision-ƳŀƪƛƴƎ ŀǘ ǘƘŜ /ƻǳƴŎƛƭ ǿƘƛŎƘ ƛǎ ƛƴǘŜƴŘŜŘ ǘƻ άprotect and enhance existing local 
servicesέΣ ŀǎ ǇŜǊ ǘƘŜ ŦƛǊǎǘ ǎǇŀǘƛŀƭ ƻōƧŜŎǘƛǾŜ ƻŦ ǘƘŜ ŎǳǊǊŜƴǘ ǇƭŀƴΦ  
 

5.12. Furthermore, by following these recommendations, the Council would bring its planning 
practice into line with NPPF guidance which specifies that planning authorities should define άa 
ƴŜǘǿƻǊƪ ŀƴŘ ƘƛŜǊŀǊŎƘȅ ƻŦ ǘƻǿƴ ŎŜƴǘǊŜǎέ ŀƴŘ άthe extent of town centres and primary shopping 
ŀǊŜŀǎέ.  

 

5.13. ¢ƘŜ ƴŜŜŘ ǘƻ άmake clear the range of uses permitted in such locations, as part of a positive 
strategy for the future of each centreέ ŀƴŘ άallocate a range of suitable sites in town centres to 
meet the scale and type of development likely to be neededέ ǿƛƭƭ ǊŜǉǳƛǊŜ ŦǳǊǘƘŜǊ analysis, 
taking into account both this study and further evidence produced to support the forthcoming 
local plan. 
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6. GLOSSARY 
 

Comparison Retail: The provision of items not obtained on a frequent basis such as 
clothing, D.I.Y materials, electrical goods and furniture. 
 
Convenience Retail : The provision of everyday essential items including food, drinks, 
newspapers and toiletries.  
 
District Centre: Areas comprising substantial concentrations of units with retail, leisure and 
community uses that act as secondary locations to the town centre serving large districts of 
the Borough. They typically include at least one large-format supermarket or superstore 
which attracts a high volume of visitors, a range of comparison retailers, and community 
facilities such as a school or community centre.  
 
Financial and Business Services: The provision of services that are financial in nature, such 
as those provided by banks and building societies, or which are primarily marketed to 
businesses rather than the general public, such as those provided by recruitment agencies. 
 
Local Centre: Areas which include a wide range of units with retail, leisure and community 
uses that serve the day-to-day needs of a local catchment population which is within 
walking distance. They typically include a convenience store, Post Office, pharmacy, school 
and a place for community gatherings (community centre, pub, place of worship etc.), and 
have good public transport connections to the principal Town Centre. 
 
Leisure Services: The provision of services with recreational value such as those sold by 
cafes and restaurants, cinemas and betting shops. 
 
Main Town Centre Uses: Retail development (including warehouse clubs and factory outlet 
centres); leisure, entertainment and more intensive sport and recreation uses (including 
cinemas, restaurants, drive-through restaurants, bars and pubs, nightclubs, casinos, health 
and fitness centres, indoor bowling centres and bingo halls); offices; and arts, culture and 
tourism development (including theatres, museums, galleries and concert halls, hotels and 
conference facilities). 
 
Neighbourhood Hub: Locations where there are small concentrations of units with retail, 
leisure and community uses that are of importance to a neighbourhood, but which are not 
capable of meeting all essential day-to-day needs.    
 
Primary Shopping Area: A defined area where retail development is concentrated. 
 
Retail Services: The provision of services of intangible value, as opposed to products, to the 
general public. For example, the cutting of hair, cleaning of clothes, or repair of goods. 
 
Town Centre: The principal centre in the Borough as defined on the local plan map. The 
town centre is the main shopping and leisure location in the authority area serving the 
needs of those from across the Borough and beyond. 
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7. APPENDIX A: CATEGORY AND USE CLASS TABLES 
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8. APPENDIX B: LOCAL CENTRE MAPS 
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