
Rugby Central Design Brief Supplementary Planning Document (SPD) Consultation Statement 

Introduction 

1. This document sets out a summary of the responses received and modifications recommended to the Rugby Central Development 
Brief Supplementary Planning Document (SPD). It is written in accordance with Regulations 11-14 of the Town and Country Planning 
(Local Planning) (England) Regulations 2012. 

2. The consultation on the draft SPD ran from 6 February 2026 to 6 March 2026. 

3. In total 22 responses were received (including ‘no comments’), all via email. Responses are summarised within this document, along 
with modifications recommended as a result from them. They are grouped by section of the design code, so that comments relating to 
each topic, page and principle can be considered together and changes made holistically. 

How did we consult? 

4. The consultation ran for a period of 4 weeks from 6 February 2025 to 6 March 2025. 

5. The consultation details, including where to view the document and how to respond were published: 

• on the Council’s website 
• in a press release 
• by press notice in the Rugby Observer (Note: Not advertised in Rugby Advertiser as no longer exists) 
• on the Council’s social media channels 

6. The consultation document was published on the Council’s website, and hard copies were made available for inspection at: 

• The Town Hall, Evreux Way, Rugby, CV21 2RR 
• Rugby Library, Little Elbow Street, Rugby, CV21 3BZ 



7. All statutory consultees, individuals and businesses on the Development Strategy Consultation Database on 6th February 2026 were 
notified by email or letter of the consultation, with details of how to view the document and how to respond. In addition, the land owner 
and agent of the Shopping Centre were directly notified. 

8. Responses could be made by email or via post. In total 22 responses were received, all via email. 

 

  



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

I.Gidley Looking at the brief, I agree we need to get rid of the 
current shopping centre which is old hat and 
depressing.  People don’t want covered shopping 
centres anymore unless its 1M sq ft out of town like 
Milton Keynes.  We can’t compete with this but we 
can provide high quality permeable streets, spaces 
and experiences which is what Rugby needs to 
attract visitors.  I can’t emphasise enough the need 
to populate the centre which lacks residential 
development.  Homes = pedestrians = customers.  
Careful thought is needed however on transport 
with new homes in the centre as car parking 
unlikely to work financially.  Some joined up 
thinking on cycling and routes might be an idea?  At 
the moment you put your life in your hands as a 
cyclist and there is nowhere to park one but this 
could be relatively easily changed.  An underground 
electric bus depot another idea maybe?  Or electric 
car clubs?  Needs a bit of lateral thinking. 

SPD aligns with comments. 
In relation to the detail of 
how transport is dealt with 
this would be considered 
within any relevant planning 
application. Cycle routes 
are considered at 
Warwickshire County 
Council level through 
LCWIP. 

None N/A 

M. Grocott I visited Rugby recently and loved the Pubs and 
Restaurants as well as the West Indian Club 
where I went on a pub crawl in the surrounding 
villages. I currently live in Birmingham however 
I’ve got lots of friends and family in Barby and 
Rugby. 

1. Take full ownership of Rugby central 
and knock down the half that is empty  

Comments relate to ideas 
on how to make Rugby 
better more generally rather 
than specifically to the 
shopping centre. Ideas 
suggested are not within the 
remit of this SPD. 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

2. Have a permanent open space for 
Rugby matches and concerts/ local 
artists  

3. Knock down buildings not being used  
4. Bring business rates down for 

independent shops  
5. Bring rates down for market traders  
6. Encourage independent traders  
7. Bring shops on the outskirts of the 

centre into the centre  
8. Have a proper museum to celebrate the 

history of Rugby  
9. Speak to local trades people to get their 

views  
10. Encourage businesses we don’t have at 

Elliot’s Field eg. Escape rooms, 
interactive darts etc  

11. Have free parking  
12. Get a proper consultant in eg. Mary 

Portas  
13. Have a food court for independent 

businesses  
14. Look at other towns for inspiration eg. 

Stroud, Cheltenham and Gloucester etc  



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

15. Have an annual pub crawl to encourage 
people to visit Rugby. Look at Coventry 
Cocktail weekend for inspiration 

A. Horton The plans look very good. 
  
Can I confirm will Rugby Central be 
demolished? 

How the proposed 
redevelopment will be 
delivered is to be proposed 
through planning 
applications however it is 
viewed that demolition of 
certain elements of the 
shopping centre would be 
necessary.  

None N/A 

Purity Salons I am writing as a director of Purity Salons Ltd, 
an operating business currently trading from 
36 Manning Walk, Rugby Central, in response 
to the Rugby Central Development Brief (SPD) 
consultation. 
Our premises are located to the east of 
Manning Walk, which the SPD identifies as 
falling within the Phase 2 demolition area, 
where displacement of existing occupiers is 
anticipated as part of the redevelopment 
proposals. 
We entered into our lease in 2024 and have 
since invested in excess of one hundred 

The SPD seeks to guide 
development. It also 
acknowledges that any 
redevelopment on the site 
will require a displacement 
strategy. The elements 
requested as part of this 
strategy are usual elements 
which would be 
incorporated however 
within the planning process 
the Council would not have 
any powers to enforce these 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

thousand pounds in internal building works, 
fixtures, and services to establish a 
permanent, employment-generating business. 
We currently employ staff and operate as a 
service-led use aligned with the SPD’s stated 
objectives of increasing town centre vitality, 
dwell time, and non-retail activity. 
While we support the ambition to regenerate 
Rugby town centre, displacement of recently 
invested businesses without meaningful 
mitigation would not be financially viable and 
risks undermining the very objectives the SPD 
seeks to achieve. 
The SPD acknowledges that redevelopment 
will require a displacement strategy. We 
therefore request that the Council ensures: 

• Clear expectations are placed on 
landowners regarding relocation and 
mitigation for displaced occupiers 
within demolition zones. 

• Existing service-based businesses are 
supported through temporary 
accommodation, phased relocation, or 
other practical mitigation measures. 

measures. Any decisions 
made by the landowner in 
relation to redevelopment 
would have to accord with 
statuatory rights.   



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

• Recently invested occupiers are not 
placed in a position where regeneration 
results in business failure through 
uncompensated displacement. 

We would welcome engagement with the 
Council as an affected occupier and are happy 
to provide further detail regarding our 
investment, employment impact, and 
operational requirements. 
Please accept this email as a formal 
representation as part of the SPD consultation. 

Warwickshire 
County 
Council 
(Forestry) 

There are a number of highway trees within 
proximity of the proposed development, we would 
expect these trees are to be incorporated within 
the design phase(s) with appropriate/adequate 
protection throughout construction phases, should 
planning permission be granted. 

Assessment of this to be 
made under any planning 
application. 

None N/A 

S. Tezdogan 
If Rugby Central is to become a genuine 
catalyst for the town centre, the scheme needs 
to actively attract residents like us back into 
the centre 

Ground Floor Uses/Active Frontage 

 
 
 
 
 
 
 
 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

On the key active frontages, please prioritise a 
higher quality mix that encourages dwell time, 
including independent cafés, restaurants, 
artisan retail, and experience-led offers. The 
town centre currently feels dominated by low-
value, repetitive uses which discourages visits 
and has a negative knock-on effect on the 
surrounding streets. 

Managing clustering of low value uses 

Please introduce stronger controls to avoid 
over-concentration of uses such as betting 
shops, vape shops and similar repetitive low-
value units along key frontages and around key 
nodes. These uses deter many residents and 
can contribute to poorer “place quality” and 
perceptions of safety, especially in the 
evening. 

Safety, evening economy and anti-social 
behaviour 

If Node 2 is intended to be the heart of the 
scheme, it needs a clear approach to evening 
safety: lighting, natural surveillance, active 

Mix is as per Class E at the 
moment. It is not for the 
SPD to constrict the uses in 
this location as it is a 
supplementary document. 
 
 
 
 
 
 
This is for the Local Plan to 
control in relation to Policy. 
 
 
 
 
 
 
 
 
 
This is a detailed design 
point to be dealt with 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

frontages at night, and a management plan for 
street trading pitches and public spaces. This 
will materially affect whether people choose to 
spend time in the area. 

Delivery and Phasing 

During construction phases, please ensure a 
strong “meanwhile use” approach so the town 
centre does not feel empty or disrupted for 
years. The displacement plan should be clear, 
practical and communicated early. 

Commercial Viability for independents 

To compete with online retail and attract 
independent operators, the overall cost base 
must be realistic. While I understand business 
rates may sit outside this SPD, I would strongly 
encourage the Council to consider 
complementary measures that improve 
affordability for the types of independent 
businesses that create a vibrant town centre. 

through planning 
applications. 
 
 
 
 
 
This is to be considered 
when redevelopment 
proposals come forward. 
 
 
 
 
 
 
The Council could consider 
these through other 
parameters outside of the 
planning process. 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

T. Sutcliffe Great to see something is in the works 
  
Please get it done ASAP. 

General Comment - 
Requires no change to SPD. 
 

None N/A 

M. O’Connell I strongly support this plan in principle.  I would 
suggest that you strongly consider the ratio of 
commercial to residential property.  The town centre 
requires significantly more immediately local 
residents, i.e. dwelling in the town centre itself, to 
support the current number of retail outlets.  Some 
existing and currently closed commercial properties in 
the area may also need to be turned into residential 
use.  Otherwise, we are just moving the problem 
around and some units will remain unoccupied.  This 
may also impact surrounding streets, such as Regent 
St and this needs to be taken into consideration. 
  
Surely, the demolition and regeneration of the Cemex 
site must also be mandatory to this being successful? 

The exact mix of 
commercial/residential will 
be considered at detailed 
planning application stage 
based on the needs of the 
town. 
 
 
 
 
 
 
This is a separate site not 
covered by this SPD. 

None N/A 

C. Timson My partner and I live in Houlton, and after 
reviewing the regeneration planning document, 
we wanted to share our support. We don’t have 
any suggested changes, but we’re very 
enthusiastic about the proposals and excited 
to see how the plans develop. 
  

General Comment - 
Requires no change to SPD. 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

Thank you for the work that’s gone into this 
project. 

O-C. Powell From a lifelong Rugby resident (born at St Cross 
in 1984)  
  
1. Personal context & lived experience 
I was born in Rugby in 1984 and have lived here 
most of my life. I used to use the Clock Towers 
Shopping Centre regularly with my family and, as 
a teenager with friends, walked and cycled into 
town to shop at Fopp Record Store, Argos and 
other retailers on a weekly basis back in the day. 
Rugby once had a genuinely strong town centre 
offer, not just for retail but for social life too, with 
nightlife along Gas Street and on the High Street 
in the 90s up to about 2008. 
One of the biggest missteps was rebranding Clock 
Towers as “Rugby First”. The Clock is a distinctive 
landmark and part of Rugby’s identity. The name 
“Rugby First” never resonated locally and 
stripped the centre of its sense of place. 
Regeneration should lean into what makes Rugby 
distinctive, not generic branding. 

 
2. The reality of modern retail 

Sections 1, 2, 3, 4, 5, 6 & 7 
are relevant to the wider 
town centre and 
regeneration as a whole not 
specifically this site. 
 
Detailed comments given 
however at a high level and 
mainly relate to 
regeneration as a whole. No 
changes to SPD are 
considered to be required.  
 
 
 
 
 
 
 
 
 
 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

Like most UK towns, Rugby no longer has a 
practical reason for people to visit the town 
centre to shop. Next-day delivery, Amazon, 
retailer-owned ecommerce, voucher codes and 
cashback sites have removed the need to travel 
into town for occasional purchases. Retail parks 
now offer larger stores, longer dwell time, and 
easier parking. 
The loss of Dunelm and Wilko from Rugby First 
did huge damage to footfall. Dunelm moving to 
the retail park and Wilko failing to adapt its 
location strategy (unlike B&M) removed two 
major anchors that brought people into the town 
centre. Their departure has left a visible gap in 
energy and activity. 
Trying to “bring back retail” alone is unlikely to 
work. Town centres now need reasons to visit 
that cannot be replicated online.  

 
3. Learning from other towns (Cheltenham as a 
model) 
Cheltenham has lost major department stores 
(e.g. Cavendish House), yet its town centre still 
thrives. This is because: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

• Regency Parade offers a mixed-use 
destination, not just shops 

• Anchors include Decathlon 
(sport/lifestyle) and Everyman Cinema 
(experiential) 

• There is a strong presence of independent 
retailers with genuine USPs 

• The town runs frequent festivals 
(literature, jazz, cultural events) that 
actively drive footfall 

• The BID team invests in paid social 
advertising (Facebook/Instagram) to 
promote events and town-centre activity. 
I know this as I've supported them with 
this! 

• Worth noting Cheltenham has tried to 
regenerate Cavendish House with pop-
ups, but it's simply not worked and it's 
closed again. It was once a classy up 
market establishment and to be known 
for that and to go to tack or cheap market 
style popups just looked odd and didn't 
work 

By contrast, Rugby Borough Council and Rugby 
First have historically relied on organic social 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

media and passive promotion. This severely limits 
reach, and these events get lost amongst 
friends/other ads and updates in social feeds. 
Town centre regeneration must include funded, 
always-on digital marketing to drive awareness 
and footfall to reinforce messaging! 

 
4. Rugby’s missed opportunity: birthplace of the 
game 
It is genuinely sad that Rugby, the birthplace of 
rugby football – does so little to activate this 
heritage in the town centre. There is huge 
potential to create: 

• Rugby World Cup fan zones 
• Six Nations big-screen events 
• Deck chairs, pop-up seating, food & drink 

stalls 
• Mini-rugby coaching sessions and kids’ 

activities 
• “Home of the Game” themed festivals and 

family days 
At present, the town centre repeats the same 
limited children’s attractions each year such as 
the sandpit. Rugby should be nationally known 
for celebrating its sporting heritage in visible, 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

engaging ways that bring families and visitors into 
the centre. It could liaise with Rugby sports 
bodies etc and form alliance/partnerships here. 

 
5. The need for “third spaces” - coworking & 
remote work 
I am a freelance digital marketer and, like many 
people in Rugby, work remotely or hybrid. 
Working from home full-time is isolating, so I 
seek “third spaces” to work from. Currently, 
options are limited. I use David Lloyd 
occasionally, but Rugby lacks affordable 
coworking or flexible workspace. 
There is a real opportunity for the shopping 
centre to include: 

• Coworking hubs 
• Flexible desks for commuters and remote 

workers 
• Small meeting rooms 
• Free superfast WiFi-enabled indoor 

spaces, not places like coffee shops all the 
time where you feel obligated to have to 
purchase a drink every hour or so 
otherwise you've outstayed your welcome 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

I have even contacted the company that manages 
Rugby Station (Amey) about regenerating unused 
rooms for commuters, due to the lack of suitable 
workspace while waiting for trains - waiting to 
hear back. The beautiful Victorian building is 
largely unutilised which is sad to see! If in town 
centre, it would still work as not far by foot to the 
train station. This demand already exists locally 
and could bring daily footfall into the town centre 
from professionals needing somewhere different 
to work from, and to network with other fellow 
professionals. The dynamics have changed, and 
my former employer located in the Old 
Telephone Exchange (Albert Street) now only 
occupy the office about twice per week as 
opposed to 5 days per week before the 
pandemic. 

 
6. Experiential destinations & sheltered leisure 
From living and working in London (including 
Shoreditch), I’ve seen that physical spaces now 
need strong USPs and experiences: 

• Table tennis / social gaming spaces 
outdoor and indoor 

• Mini Bouldering / climbing centres  



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

• Children’s play villages 
• Trampoline parks 
• Competitive socialising venues (e.g. Boom 

Battle Bar – Coventry) 
• Daytime social clubs for over-30s  
• Covered nightlife spaces that work year-

round 
• Take a look at 

https://reztron.co.uk/index.html - retro 
gaming (kids nowadays love retro - they 
all wanted to go to the Oasis gig! and 90s 
fashion is making a comeback). Kids love 
gaming, and a place where they can 
interact and play vs each other in a safe 
social environment without getting bored. 

Rugby’s nightlife has collapsed: Walkabout (two 
floors) Gas Street venues, The Distillery (formerly 
Style bar), O'Hagens club (Regent Street), Flares 
(now Rama Thai) and others have long gone, and 
renowned live DJs are now working elsewhere. 
CV22 has closed, leaving very limited evening 
options beyond restaurants and pubs (which is 
not the same). In fact, the social issues in town 
over the past decade or so were exasperated by 
Walkabout becoming one upstairs floor in Zinc 

https://linkscan.io/scan/ux/aHR0cHM6Ly9yZXp0cm9uLmNvLnVrL2luZGV4Lmh0bWw=/199E5F54CEA7507E79B2DD79E2090A9A17A1D1AA123EB7E81F9F3074B3A44FD2?c=1&i=1&docs=1


Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

bar, where overcrowding frequently occurred. 
That, and crowds not being able to disperse to 
other venues due to there being a lack of venues. 
Food & drink itself is not the issue in Rugby; the 
town has good restaurants, but there is nothing 
that encourages people to stay out after eating. 
This doesn't help anti-social behaviour as 
teenagers get bored, drink on park benches, hang 
about in town frustrated with nothing to do (and 
not wanting to go home) or heading to 
McDonalds to cause trouble - which has been in 
local news recently. In my teens, Rugby has a 
vibrant nightlife where everyone had a great time 
with only a handful of isolated incidents which 
bouncers or police swiftly dealt with. 
The shopping centre offers a perfect opportunity 
for sheltered leisure, nightlife and social spaces 
that work in daytime and evenings, for families, 
couples and friends. 

 
7. The future of retail: boutique, tailored & 
service-led 
Traditional mid-market retail will not return. The 
future is: 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

• Boutique and independent stores. There 
is a lot of disposable income from areas 
such as Ashlawn Gardens and Houlton 
new build estates with many having 
moved from London, and working in 
London hybrid or remote. They just need 
incentivising to venture into town. If they 
have activities to do with family or  friends 
(experiential) they'll do so. 

• Made-to-measure services - Curtains by 
Design and Salters remain as they offer 
tailored offering can't be replicated 
online. So Tailoring, design-led interiors, 
fitting-based retail 

• Experiences you cannot replicate online, 
i.e. play village for parties or parents to 
take their kids. 

This is why areas like Albert Street and Regent 
Street still work – because they offer services and 
specialist experiences. Curtains by design 
(appreciate they've actually recently moved 
premises), tailored menswear and similar services 
survive because they require in-person 
consultation. The shopping centre should 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

prioritise these types of occupiers, not just low-
margin discount retail. 

 
8. What Rugby Central regeneration should focus 
on 
To succeed, Rugby Central must become a 
destination, not just a shopping centre. This 
means: 

• Fewer traditional retail-only units 
• More experiential leisure 
• Coworking and remote-work spaces 
• Family attractions and sports-led 

experiences 
• Strong use of Rugby’s heritage 
• Proper paid digital marketing to promote 

events and activity 
• Flexible units for independents with 

strong USPs 
• A sheltered nightlife and socialising offer 

Without this shift, regeneration risks becoming 
another well-intentioned retail refresh that fails 
to change footfall patterns. 

 
9. Enforcement, compliance & restoring 
confidence in the high street 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

There is an urgent need for a proper audit of 
town-centre retail units to ensure businesses are 
compliant with planning use classes, business 
rates, and trading regulations. 
At present, there is a visible concentration of 
barbers and vape shops with very low footfall and 
little evidence of sustained customer activity. 
Whether or not any individual business is 
operating improperly, this clustering creates: 

• A perception of low-quality or transient 
retail 

• Reduced confidence for legitimate 
independent businesses considering 
opening in the town centre 

• A less welcoming and family-friendly 
environment 

• Reputational damage to the town centre 
for visitors 

Closing 
Rugby does not lack restaurants or local desire to 
get back on its feet;  it lacks compelling reasons 
to spend time in the town centre. The future is 
not “more shops”, but more reasons to be there. 
Rugby Central is a once-in-a-generation 
opportunity to redefine the town centre as a 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

place to work, socialise, play, and experience – 
not just buy things. The council needs to crack 
down as hard as possible on commercial 
landlords allowing units such as Newmans on 
corner of Regent Street to remain as an eyesore 
for so many years! 
 

D.Barton Specific Comments on Design Codes within 
Section 1 of the response. 
 
Section 2 provides general comments on 
designated and non-designated heritage 
assets. Section 3 provides general comments 
on conservation areas. Section 5 provides 
comments on historic buildings. 
 
Section 4 provides general comments on 
climate change. 
 
Section 6 provides general comments on 
Traditional Vernacular Architecture. 
 
Section 7 provides details on making an 
application. And there is miscellaneous 
comments provided in section 8. 

The SPD is not a design 
code. 
 
A conservation appraisal 
has been undertaken as 
part of the document 
(appendix 2). 
 
A Climate Change 
assessment has been 
undertaken as part of the 
Council report. 
 
No changes to SPD are 
considered to be needed. 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

P. Spencer I have read through the proposal for this 
development and have the following 
comments. 
  

1. I fail to see how this proposal is going to 
attract more retailers to the town 
centre. The attractions of out-of-town 
shopping centres and on-line shopping 
remain the same. The new retail units 
under the flats could all remain 
unoccupied. (I assume there is demand 
for the flats and that this was the reason 
for the planning application.) 

2. Your illustrations make the new site 
look very attractive but they show a fine 
day. When there is wind and rain the 
shoppers would miss the roof. Perhaps 
add canopies to the front of the shops 
so the customers can stay dry. 

3. I see that the car park is going to be 
retained which is essential. This is the 
only place in the town centre where you 
can park at a reasonable cost and 
without an extortionate surcharge if you 
overstay your time. I dread to think what 

 
 
 
 
The SPD cannot solve all 
town centre issues however 
it is seeking to provide a 
better balance of 
retail/commercial uses. 
 
 
 
 
 
 
This is a detailed design 
point to consider at 
planning application stage – 
imagery in SPD is 
illustrative. 
 
 
 
The car park is to be 
retained.  

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

would happen if the council took over 
the centre. This might mean that the 
parking charges will become like the 
other council car parks in the town. This 
would be a big disincentive to shopping 
there. 

T. Avery I have looked at the plan and documentation 
for the improvements. 
I think they are suitable and would look good 
and improve the town. 
But if this is not implemented very soon and 
the supermarket on the Cemex site the town 
will already be dead and difficult to get people 
back in to the town. 
Any improvements have got to be better than 
what we have, the town is currently a disgrace 
and as a born and breed Rugby person I am 
ashamed of my town’s current appearance.  
The council also needs to allocate stores more 
appropriately as there are too many outlets 
that are the same. Barbers, nail bars, (it is 
known that most of these are money 
laundering establishments but proving it it is 
another matter, and they cannot be making 

Cemex House site is not 
covered by the SPD. 
 
Allocation to retail types 
cannot be covered by this 
SPD. 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

money any other way) and eastern Europe food 
and restaurants shops.  
We at the end of the day are a market town and 
traders should reflect this in terms of size and 
goods on sale.  
The market has become a no go and sells 
nothing that the average person in the street 
wants other than fruit and veg, so this should 
be rethought as well.  

M. Moreton 1) You should produce an easy to read and 
understand version of plans, suitable for Rugby's 
citizens.  Most of us do not work in planning 
departments! 
  
2) I am not reassured that my age group will not be 
discriminated against. 
 Many of us develop arthritis and similar mobility 
reducing diseases.  
We often cannot walk long distances but need to keep 
active and sociable.  
  
3) The placement of some bus stops in town result in 
discrimination for those users. 
Will this be rectified for the future? 
(Eg. Users of no 85 & 86 bus services have their stop 
on the most narrow section of pavement + Exactly 
outside the door of a fast food outlet!!  

The plans are standard site 
plans and illustrations, and 
other plans have been 
produced throughout the 
document to aid people’s 
review. 
 
Age has been considered 
within the Equality Impact 
Assessment. The points 
raised are detailed points 
which are to be considered 
at planning application 
stage. 
 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

No room for wheelchair users, parents with 
pushchairs who have to fight the fast-food collectors!) 
 
4) Evidently Church Walk may have cyclists allowed to 
use it.  
  Are you ready for being sued when speeding 
cyclists/ebikers knock over elderly and mobility 
impaired people and children? It will happen. 
  
I trust you will consider my views. 

 
 
 
Church Walk is not within 
the remit of the SPD. 

M. Moreton I feel that gradually most of the characteristics of 
Rugby's town centre have been replaced with ugly 
square buildings. 
When I moved here in the 70's it was an attractive, 
thriving market town, busy with shoppers. 
Parking charges have certainly reduced footfall 
leading to fewer businesses remaining. 
  
Lastly, if you have the remainder of the current 
shopping precinct as an uncovered area, how is that 
going to attract shoppers in our wet, windy climate?  
Yes it still is that! 

Detailed comments for 
planning applications to 
address once design is 
submitted. 

None N/A 

J. Slade The SPD is positively prepared and I am in favour 
of it 'as is'.  I offer a few short additions that I 
regard as improvements helpful to (a) the cyclist 
and pedestrian,  (b) to the tourist and (c) to the 
developer. 

 
 
 
 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

  
3.  "Objective 5:  ... securing the long-term future 
of the gateway listed building on Market 
Place ..."; ADD "including potentially by opening 
the same [gateway listed building] to wider view 
from the east by realigning the highway and 
building to the west of St Andrew's and on the 
east side of the Market Place; which may secure 
reinstatement of the view of St Andrew's at 
ground level from the market place Node 1". 
  
4.  @ Section/Para 5.13, Design Principles. 
  
--No2/Connectivity/3rd point, ADD "Enhance link 
to existing pedestrian and cycle routes". 
--No4/"Public Realm Masterplan (2025)".  ADD to 
the "References" @ Section/Para 2.3, alongside 
MCs, "Public Realm Masterplan (2025)". 
--No5/Height and Massing/1st point,  "Maintain 
key views to historic landmarks" ADD these 
words: "as shown on the Public Realm 
Masterplan (2025) and in Para 5.14 below"; and 
ADD the words "... launching signposted 
pedestrian and cycle routes to each adjacent 
historic landmark".  NOTE: the Grade II listed 

 
 
This was considered as an 
option however not taken 
forward due to heritage 
reasons. The wider working 
relates to the town centre 
outside of the red line and is 
not necessary for this SPD. 
 
 
 
 
No2 - Enhance is already 
referenced where 
appropriate 
No4 – PRM (2025 is already 
within the list at 2.3 
No5 – Key views are not 
shown in PRM. Additional 
wording not required. Grade 
II listed building in Regent 
Street is not considered to 
be impacted in Regent St. 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

1905 baptist church building in Regent St has 
been omitted [inadvertently?] from the list of 
landmarks. 
  
5.   Economic Data, with Transport and Parking 
Data.  I see no sign of a strategic transport 
assessment (STA) here or in the RBC LDP 2026.     
  
Deduction 1: ADD the Warwickshire Local 
Transport Plan and annual action plan  to the 
"References" @ Section/Para 2.3, alongside MCs.    
  
Deduction 2: ADD, for new-to-the-area 
developers, references to RBC and other 
economic data [available on request?] on: past 
facts, assessments and targets regarding 
numbers of tourists and of customers and 
transport/parking/walkway/cycleway utilisation.  
  
Deduction 3: Delivery @ [Section] 6 "It is 
recognised that to deliver redevelopment on this 
site ... " is too short.  ADD specific words from 
WCC, eg RBC LDP 2026's "Annex Development 
Site Allocations -  The references in this Annex to 
contributions towards off-site active travel and 

 
 
 
 
 
 
An STA is not required as 
this document is 
supplementary to the Local 
Plan. 
 
Warwickshire Local 
Transport Plan (Local 
Transport Plan 2011-2026) 
is referenced at 2.3. 
 
Deduction 2 – it is not clear 
where this comments 
relates to however it is not 
considered this information 
needs to be referenced 
within the SPD. 
 
Delivery is short within the 
SPD as the SPD should be 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

highways schemes may not be exhaustive of the 
contributions that will be sought by Warwickshire 
County Council towards such schemes." 

read in conjunction with the 
Local Plan – repetition is 
therefore not required 
within the SPD. 

Natural 
England 

Whilst we welcome this opportunity to give our views, 
the topic of the Supplementary Planning Document 
does not appear to relate to our interests to any 
significant extent. We therefore do not wish to 
comment. 

Requires no change to SPD. None N/A 

The Coal 
Authority 

The Coal Authority is a non-departmental public body 
sponsored by the Department for 
Energy Security and Net Zero. As a statutory 
consultee, the Coal Authority has a duty to 
respond to planning applications and development 
plans in order to protect the public and 
the environment in mining areas. 
However, the area to which this consultation relates is 
not located within the defined 
coalfield. On this basis we have no specific comments 
to make. 

Requires no change to SPD. None N/A 

Historic 
England 

5. Appropriate Development Responses  
• 5.3: This paragraph refers to several 
designated and non-designated heritage assets being 
located within the site and in its vicinity that have the 
potential to be affected by its redevelopment. We 
note that these assets are highlighted as potential 
constraints, but also there is acknowledgement that 

 
 
 
 
 
 

 
 
 
 
 
 

 
 
 
 
 
 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

they help to create the character of the area, and that 
this should be considered in any detailed design.  
 
Historic England considers that the opportunity to 
enhance the character and appearance of the 
conservation area should therefore be highlighted 
under the ‘Opportunities’ heading, as the 
redevelopment of the site presents a significant 
opportunity to enhance historic environment in line 
with NPPF.  
• 5.12 Objective 5: We are pleased to see that 
securing the long term future of the gateway listed 
building on Market Place has been included as an 
objective of the development.  
 
• Design Principles:  
 
5.13  
3 Land use and urban form  
We welcome the design principle that shop front 
design should adhere to the guidance of the Shop 
Fronts SPD and strongly support the design principle 
that street buildings should be articulated to ‘respect 
rhythm, grain, materials and vertical proportions of 
historic urban forms surrounding the site’ with 
reference to Market Mall. 
 
4 Public realm and green infrastructure  

 
 
 
 
 
 
Agreed 
 
 
 

 
 
 
 
 
To be 
added as 
opportunity  

 
 
 
 
 
3.7 Presents a 
significant opportunity 
to enhance the historic 
environment 
 
  



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

The design principle of enhancing the connection to 
the existing public realm and the historic high street is 
welcomed. 
 
5 Height and massing  
We support all of the design principles listed under 
this objective and would want to see how the 
proposals would respect the rhythm, grain, materials 
and vertical proportions of historic urban forms. 
 
 
• Public Realm Masterplan Integration  
Key Nodes - we note the following:  
5.15 - Node 1: Market Street character open market 
mall aligned with St. Andrew’s Church Spire  
5.16 - Node 2: shows that the public space would be 
open and that views of the spire of St. Andrew’s 
Church would be possible  
5.17 - Node 3: proposing to open up and enable views 
to Rugby School spire  
Historic England is pleased to see the anticipated 
openness of the public realm and that the design 
created would better reveal and enhance views to the 
spires of St. Andrew’s Church and Rugby School, 
which are currently prohibited. 

B. Coleman Regarding the latest consultation on the Town centre 
regeneration plans I comment as follows. 
  

 
 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

This is one of many responses on this subject  over the 
past 15 years. 
  
·      I am not qualified to comment on any legal 
standpoint. 
  
·      Is it ‘sound’?    Probably not, as I was not 
convinced during the consultation period that the 
relevant stakeholders in the quality and prosperity of 
the town and borough have been specifically 
consulted.   
In stakeholders I consider volunteer groups in the 
town, particularly those concerned with the wellbeing 
of the residents, artistic expression groups, sports 
groups, culture groups, disability groups, health 
groups, entertainment etc. plus the business entities.  
 
I participated in the development consultation for the 
crematorium at Rainsbrook. It was well executed with 
broad and constructive discussions. There was a clear 
strategy and vision for that project which led to its 
success. 
 
 

 
 
 
 
 
 
 
The consultation has been 
carried out in accordance 
the Town and Country 
Planning (Local Planning) 
(England) Regulations 2012. 
 

Warwickshire 
County 
Council 

Page 6 Item 3.7: The site has areas at medium to high 
risk of surface water flooding according to the 
national surface water flood mapping. However, a 
site-specific Flood Risk Assessment would be required 

FRA will be a requirement 
for any major Planning 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

(Strategic 
Planning & 
Infrastructure) 

to accurately assess the flood risk associated with the 
site, taking into account drainage infrastructure and 
floor levels. 
 
Height and Massing: Any proposed changes to 
finished floor levels should take surface water flood 
risk into consideration to ensure there are no adverse 
impacts on site or elsewhere. 
 
Page 12 Item 3.6 "Mitigate climate change by 
introducing landscaping throughout the public realm." 
and page 15 Objective 4: Opportunities to 
incorporate Sustainable Drainage Systems (SuDS) into 
the landscaping should be considered to provide 
multiple benefits for amenity, climate change 
resilience, surface water flood mitigation and 
biodiversity. Examples include tree pits, raingardens 
and permeable paving. 
It would be helpful for the SPD to conclude with 
information on what would be required of planning 
applications/related conditions for the area e.g. 

• a landscape strategy/design guide that 
establishes how the design has responded to 
the SPD. This should include details of the 
proposed species of tree/ornamental 
planting, and details of the tree pits in hard 
landscape. 

Application submitted for 
the redevelopment. 
 
 
 
To be considered through a 
detailed planning 
application. 
 
 
 
 
 
As the requirements for 
applications are subject to 
change it is considered that 
Rugby’s validation Checklist 
covers this to a suitable 
degree as this can be 
updated. 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

• a maintenance plan, setting out how the soft 
landscape elements will be maintained. This is 
particularly important given that the 
'Appropriate Development Response' imagery 
shows mature trees and large areas of 
ornamental planting (not stated as rain 
gardens, but looks to be) and appropriate 
maintenance will be important to successful 
establishment. 

 
C. Ward I am overall supportive of the SPD.  The design of the 

'open top' is nice. Node 3 connection to Corporation 
Street is welcome. However, better connection is 
needed. 
 
I do not think that the connection through to New 
Bilton is strong enough and is not 'future-proofed' in 
the context of the Rugby Regeneration Strategy, 
which identifies Rounds Gardens as a key strategic 
project and area, the plan also has ambitions to 
reduce the size of corporation street to connect New 
Bilton to the town.  
 
Node 2 should seek to create another route to 
connect corporation street with a walk through.  
 
It would be good if there was an indoor market 
consideration given to these plans.  

 
 
 
 
 
 
The wider routes are not to 
be considered through this 
SPD as it has a specific red 
line boundary. 
 
 
The route to Corporation 
Street within this Node goes 
through third party land 
therefore the SPD cannot be 

None N/A 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

 
Rugby Central Car Park is far too large and hostile has 
a hostile frontage towards Corporation Street. 
 
REFERENCES TO THE REGENERATION STRATEGY & 
PLAN.  
 
Read chapter 3.33.  
The redevelopment of Rounds Gardens has  
the potential to improve and diversify the  
residential offer, the immediate public realm  
and, influence greater change across the  
town centre. Given where it is positioned,  
redevelopment proposals could ‘open’ up the  
area and create an improved interface into  
Corporation Street West residential area. The  
development proposals could link into the  
rationale for downgrading Corporation Street  
West (another Catalytic project), helping to improve 
permeability, and addressing the  
severance issue. It would have a knock 
on impact and ability to link into wider  
Regeneration Strategys for Rugby Central, to  
deliver new routes though to Rugby Central,  
and the through to core town centre locations  
(e.g. North Street to Regent Street areas). 
 
3.34  If successful, it could help to greatly improve  

provided. Detailed planning 
applications can go further 
than the SPD and it will be 
for the Local Planning 
Authority to consider at that 
time. 
 
The car park has not been 
shown to be surplus to 
requirements at this stage 
therefore changes are 
limited in this stage. This 
could be reviewed in the 
future. 



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

the landscape and environment for Rugby  
residents and be a catalyst to improve the  
housing stock within Corporation Street West. 
 
4.124 The redevelopment of Corporation Street  
West will be achieved over a long-term time  
frame. Its full potential is linked to the delivery  
of two catalyst projects, Rugby Central and  
Rounds Gardens, and the future investment in  
Corporation Street itself. 
 
Progress delivery at Rounds Gardens, and  
finalise strategy for Rugby Central (Phase 2)  
and Corporation Street West 
• ‘Hold’ Westway Car Park as a longer-term  
development opportunity – with marriage value  
associated with assembly of land across the  
wider area to create critical mass 
• Public sector land assembly to enable long term  
comprehensive chang 
 
3.44 This is an important project that will improve  
the connections between the core retail area  
and the wider neighbourhoods including  
Council-owned assets and Round Gardens,  
through a relatively hostile and disjointed  
area of the town centre. The proposed works  
will enable significant opportunity to create  



Respondent Comments RBC response Action in 
relation to 
SPD 

Recommended 
change  
Italics – new text to be 
added. Strikethrough – 
text to be deleted. 

active and positive frontages on key sites  
including the Town Hall and former Cemex  
site. If delivered alongside those wider strategic  
projects this is a hugely significant and  
radical project that will completely change the  
western side of the town centre, increasing  
permeability, accessibility and an important  
arrival point for the local community and  
Visitors 

 


