
From: Alan Horton  
Sent on: Friday, February 6, 2026 5:14:17 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow up: Follow up 
Start date: Monday, February 16, 2026 12:00:00 AM 
Due date: Monday, February 16, 2026 12:00:00 AM 
    
 
Good Evening 
 
The plans look very good. 
 
Can I confirm will Rugby Central be demolished? 
Thank you 
 
  





 
From: Curtis Timson  
Sent on: Sunday, February 15, 2026 6:23:19 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow up: Follow up 
Start date: Monday, February 16, 2026 12:00:00 AM 
Due date: Monday, February 16, 2026 12:00:00 AM 
    
 
 
Hi, 
 
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. 
 
Thank you for the work that’s gone into this project. 
 
Thanks 
Curtis 
  



 
From: C  
Sent on: Friday, March 6, 2026 5:16:49 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow up: Follow up 
Start date: Tuesday, March 10, 2026 12:00:00 AM 
Due date: Tuesday, March 10, 2026 12:00:00 AM 
    
 
Hello, 
 
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. 
 
Rugby Central Car Park is far too large and hostile has a hostile frontage towards 
Corportation 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 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 change 



 
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 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 
 
Regards, 
 
Chris  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







on the above. 

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. 

Yours 

The Coal Authority Planning Team 
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Introduction:-  
Context:  
This consultation feedback submission has been produced by Mr. David Richard 
Barton, also known as Community Campaigner David Barton who is promoting both 
the existing Built Historic Environment and Traditional Vernacular Architecture (TVA)/ 
Traditional Architecture (TA) as a key feature across UK and Ireland-wide Local 
Authorities and associated Planning Departments at all tiers of Local, Regional and 
Central Government.  
This universal consultation therefore acts as an official Representation at all and any 
stage of official area UK Planning Consultations- Preliminary Scoping Documents, 
Named Stages of the Local Plan, Conservation Area Appraisals and Supplementary 
Planning Documents (SPDs), primarily regarding Design Codes.  
Representations are being made by Mr. Barton as part of his ongoing work to 
champion the key stakeholders at various key areas old and new with a view to 
supporting their economic growth through the merits of High-Quality style 
Conservation with the hope of encouraging wider constructive and restorative support 
through positive and constructive working.  
It is submitted that TVA should play a key part in any and all policy moving forwards on 
the grounds of conferring practical benefits be these periodic maintenance, their 
perceived support from the public, their invaluable contribution to achieving Climate 
Crisis Targets set local, nationally and internationally alongside their overall cost-



effectiveness to key stakeholders alike in terms of Planning and sourcing of raw 
materials.  
*One primary document that should be considered with significance especially alongside 
my own representation is a written academic account of the actual practicalities 
associated with Traditional Architecture from a leading expert in their field.i.) Not only 
does this in-depth analysis provide an in-depth take on the widely assorted merits of this 
type of Architecture but it fully corroborates my case made across all sections typically 
found in one of the consultations highlighted above.  
Furthermore, my representations to date and contained herein this document are duly 
supported by the Founder and Director of The Institute for Traditional Architectureii.) 
who has identified and recognised my own contribution(s) to communities up and 
down the Sefton Borough. This is an internationally acclaimed organisation which 
periodically works with other leading agencies and organisations to bring about 
effective positive change.  
 
Outlined throughout Submission are responses to existing Consultations which set out 
why I consider amendments to existing Planning Policy documents are necessary to 
ensure the best possible outcomes.  
References to supporting documents are contained in the indented blue numbering.  
This Submission has been prepared for UK and Ireland-wide Local Authorities in the 
hope that it may serve as an umbrella representation by Mr. Barton. This does not 
prejudice his ability to also comment on live stages of any one Consultation, merely 
providing the ability to be put in touch directly with any one Local Authority in receipt of 
this Representation with the prospect of also taking part in any version(s) of 
Consultations begin ran by said Local Authorities. If there are future consultations, 
especially regarding Design Codes and SPDs relating to this across both designated 
and non-designated heritage assets then it is hoped that these are duly provided to 
Community Campaigner David Barton.  
Mr. Barton has cited material references and sources from his previous 
Representation to the Bootle Area Action Plan Consultation (2021-2026) that align with 
his existing and ongoing points which he would like to raise in parallel with other Local 
Authorities. Where a more detailed discussion with leading sources, such as Architects 
and Academics may prove conducive with these Councils then Mr. Barton would be 
delighted to discuss this further.  
Community Campaigner David Barton:  
Community Campaigner David Barton is a Heritage Campaigner of over 11 years’ 
experience who has championed and led a number of successful campaigns to 
promote TVA in modern-day life. His dual mandate is to provide effective (alternative) 
use of historical buildings encompassing a full restoration alongside achieving the 
mainstream construction of new classical architecture on numerous economic, 
environmental and ecological grounds that align with existing policy set out by Central 
Government covering the UK and increasingly elsewhere across the world.  
Having worked with a wide array of residents, businesses and organisations in that 
time, which has included the full restoration of the Victorian Verandahs on Lord Street, 
Southport in tandem with the respective key stakeholders and other property owners 
to prevent demolition of Old Builds across Sefton, Mr. Barton is now hoping to make 
the process of utilising the built environment to its fullest potential a far simpler one 
that will enable Bootle to fully reach its maximum potential as a historic town.  
 
Mr. Barton should like to credit and thank the leading professionals and organisations 
that continue to support his TVA endeavours including:  
1) Mr. Francis Shaw- Shaw & Jagger Architects  
2) The King’s Foundation  
3) Create Streets  
4) Francis Terry & Associates  
5) The Institute for Traditional Architecture  
 
This Submission is supported by the following appendices:  



i) Appendix i): Academic Perspective on Traditional Architecture by Mr. Francis Shaw 
of Shaw & Jagger Architects (PDF)  
ii) Appendix ii.) Written Endorsement from Mr. Joseph Jutras of The Institute of 
Traditional Architecture (PDF)  
1. Appendix 1: Sefton Climate Emergency Strategy Climate Emergency Strategy  
2. Appendix 2: Sefton 2023/2024 Climate Report 
modgov.sefton.gov.uk/documents/s124335/Climate+Emergency+Annual+Report+2023
-2024+final.pdf  
3. Francis Terry & Associates- The Secrets of Popular Architecture  
 
https://www.ftanda.co.uk/thoughts/secret-of-popular-architecture/  
4. Appendix 3: PAS Guide to better Sustainability Appraisal PAS Guide to better 
Sustainability Appraisal | Local Government Association  
5. Appendix 4: Sefton Council Annual Air Quality Report 2024 air-quality-status-report-
2024.pdf  
6. Francis Terry & Associates- Natural Architecture Discussion 
https://www.ftanda.co.uk/thoughts/natural-architecture/  
7. Francis Terry & Associates- Sustainable Architecture Discussion (VIDEO)  
 
https://www.ftanda.co.uk/thoughts/what-is-sustainable-architecture/  
8. Francis Terry & Associates- Can Beautiful Homes be built in a Factory? 
https://www.ftanda.co.uk/thoughts/beautiful-homes/  
9. Create Streets- Design Codes Explanation design codes  
10. Create Streets- Bootle Christ Church Project Bootle with Safe Regen  
11. The King’s Foundation- Officer’s Mess Design Guide Rutland (PDF)  
12. Create Streets- Lichfield Design Guide- Lichfield  
13. Create Streets- Chatham Design Guide- Chatham  
14. Create Streets- Street Assessment Service  
Street Assessment - Create Streets  
15. Create Communities Mapping Platform  
Create Communities mapping platform - Create Streets  
16. The King’s Foundation- BIMBY Toolkit  
Puts the power in your hands to influence new buildings in your area.  
17. Francis Terry & Associates- Poundbury Discussion  
https://www.ftanda.co.uk/thoughts/poundbury/  
18. Institute of Traditional Architecture- Urban Planning  
Urban Planning – Institute of Traditional Architecture  
19. Heritage and the Economy | Historic England  
20. The Economic Value of the Heritage Sector | Heritage Counts | Historic England;  
21. Investing in Heritage to Avoid Embodied Carbon Emissions | Heritage Counts  
22. Historic England;  
23. The Embodied Carbon Emissions of Construction and Retrofit Materials for 
Traditional Buildings | Historic England  
24. InYourArea- Community Campaigner David Barton- Placemaking Principles 2021  
'Placemaking' is key to the future for Southport claims campaigner  
25. InYourArea- Community Campaigner David Barton- Role of Traditional Town 2021  
The role of the traditional town 'key' to Southport's future  
26. Living with Beauty Report Example 76, Page. 177  
Living with beauty: report of the Building Better, Building Beautiful Commission  
27. InYourArea- Community Campaigner David Barton- Green Action Plan 2021  
Former Councillor proposes climate change plan  
28. InYourArea- Community Campaigner David Barton- Hedgerow Planting Benefits 
2021  
 
 
 
 
 
 



 
Campaigner calls for more green spaces in Southport  
29. Benefits of Greenery Planting- The Guardian 2010  
https://www.theguardian.com/environment/green-living-blog/2010/oct/14/carbon-
footprint-house  
30. Francis Terry & Associates- Glad to be Pastiche Discussion  
https://www.ftanda.co.uk/thoughts/glad-to-be-pastiche/  
31. Francis Terry & Associates- What is more important, Materials or Form?  
https://www.ftanda.co.uk/thoughts/rotonda-in-cheese/  
32. InYourArea- Community Campaigner David Barton- Lathom Hall Seaforth  
https://www.inyourarea.co.uk/news/restoration-of-seaforth-beatles-landmark-club-a-
breakthrough-in-combatting-climate-crisis  
 
Design Codes, Designated & Non-Designated Heritage Assets, Conservation 
Areas, Climate Change, Historic Buildings, Traditional Vernacular Architecture:  
SECTION 1: Design Codes:-  
1. Design Codes based on TVA should be utilised in preference to Design Guides  
2. LAs should establish recurring partnerships with key Consultation Bodies, such as 
Create Streets and The King’s Foundation, etc who specialise in getting through to a 
huge swathe of grassroots members of the public with tried and tested previous 
experience in Local Plans, such as Lichfield, etc.  
3. Non-demolition of historic buildings prior to the 1950s must be made policy or 
adhered to as part of LCC’s commitment to combatting the Climate Crisis through 
sequestering carbon in its Old Builds.  
4. LAs should adopt a Local List of Valued Buildings (Non-designated Heritage 
Assets), which have been a Government requirement since the policy introduction 
through the NPPF in 2012. Historic England produced a guide to help Councils in May 
2012. Bristol produced an exemplar list in 2015, which is well worth reviewing.  
5. Existing Action Plan if present for Designated and Non-designated Heritage Assets 
needs identifying and/ or establishing (I may support this if invited).  
6. Option for people to provide feedback even if out of time for additional documents, 
such as SPDs or at the discretion of Councils where feedback may be particularly 
assistive or lead to additional academic and architect guidance. Option for public 
publishing of feedback should be encouraged with the consultee’s consent to 
encourage wider consultation uptake moving forwards.  
7. Era-style Buildings, especially rows of Georgian, Victorian and Edwardian 
architecture must be faithfully restored, retained and recreated to complement 
surrounding historic streets that may or may not be classed in official Conservation 
Areas preventing harsh contrast with newer built housing estates from the 1950s 
onwards.  
8. Where demolition is proposed for 1950s style housing onwards- any new 
construction must be in the historic building style and local materials to ensure high 
carbon capacity, quality aesthetic and true blending of the interconnected conurbations 
of any one area, place or location.  
9. Concerted efforts to identify and locate core suppliers for raw materials and specific 
heritage skills should encourage new uptake of these limited artisan craft skills by new 
contractors locally based to support the local economy, provide employment, and 
reduce the cost of product and service in the long-term.  
10. Volunteer labouring assemblies should be fully encouraged and supported 
identifying key individual an group skillsets that can be utilised to protect historic 
buildings or areas at risk with a view to supporting the construction of new authentic 
style housing (as and where appropriate) and the reconstruction of demolished  
 
 
 
 
 
 
 



 
prized old buildings beloved by the community, such as community pubs, libraries and 
community centres.  
11. Simplified streamlined Planning Process for key stakeholders either working to 
authentically restore buildings and/ or build new ones, such as observed with many 
civic buildings in Budapest Hungary and the Federal University Buildings in the US.  
12. Where there have been evolving building styles over years, eg. Combination of 
one or more: Georgian, Edwardian and Victorian, the style that best promotes the 
area, ie. One that has the majority era structures left or capacity size requirements as 
examples should be utilised by house builders, especially where a streetscape may 
have been annihilated during the World Wars.  
SECTION 2: Designated & Non-Designated Heritage Assets:  
1. Enhancement of Historic Areas to remove modern street furniture with the 
integration of classical style timepieces should be encouraged and pursued wherever 
possible with clear preferred guides set out for each part of the City.  
2. Enhancement of Setting with funding grants and financial incentives from all tiers of 
Government for Private Investors especially those contributing actively towards 
achieving Net Zero through Embodied Energy/ Carbon Capacity rich measures, i.e. 
Retention of Old Builds.  
3. Archive Pooling of invaluable source material, such as Historic Photographs, Oil 
Paintings, such as “Memory Lane” featured on InYourArea Magazine to enrich existing 
material archives.  
4. New officialising of Non-Designated Heritage Assets must be actively supported 
even if informed by the (wider) community thereby providing some possibility of 
removing these from risk of demolition.  
5. Incentives must be provided to those dependable sincere third party investors that 
take on, maintain and protect said sites against their annihilation from the streetscape 
with rescue-packages actively promoted and supported once again with a trusted 
Directory creating goodwill amongst the local community.  
6. Opportunity to meet or correspond on Zoom Conference Call regarding key areas, 
buildings and places at risk where key stakeholders, such as property owners may be 
better placed to engage in positive and constructive discussion through third parties, 
such as myself and a trusted panel of experts in their fields and sectors who could 
enable these people and organisations to maximise their civic heritage, whilst 
proactively striving to protect more historic buildings from decline and/ or demolition 
where a strategy package for raising the revenue to do this could be arranged and 
facilitated.  
7. Defining Character Areas- zoning symmetrical parallel construction recommended 
where distinctive individualised properties remain as checked against authentic 
archive blueprints. This will ensure high-quality housing for everyone reducing the 
societal divides between misperceived “good areas” where affluent people reside in 
historical style properties and less advantaged reside in contemporary ones.  
8. Industry should be conserved at former industrial complexes, such as Economic 
Docks with equivalent sites offering modern-day uses, alongside traditional uses such 
as export and import of raw materials at places such as Docks and Port 
encompassing: ICT sector, Green Research & Development, etc.  
9. Every effort must be made to reach out to Property Owners, especially 
Housebuilders that are pursuing demolition of long-beloved buildings, especially those 
with demonstrable evidence of Holy Worship.  
10. Every effort must be made to reach out to Property Owners, especially 
Housebuilders that are pursuing demolition of landmark buildings, especially those 
with key links to an area’s founding or history locally.  
 
 
 
 
 
 
 



 
 
 
11. All Powers to monitor, collaborate with existing and/ or new property owners to 
conserve these buildings should become mandatory with appointed Community 
Champions for Civic Heritage that area direct link between Local Authorities and said 
wider key stakeholders to prevent demolition of structures that may be at risk of 
destruction from vandalism, urban exploration and demolition.  
12. Reconstruction Programme harnessing existing limited crafts people’s skillsets to 
be used as a fundraising vehicle to bring back buildings that may have been 
demolished to dissuade future demolition as a choice by property owners and by 
means of expanding these otherwise lost skillsets that are at live risk of becoming 
extinct from the UK.  
13. Checklist of buildings at high risk must be expanded beyond the existing groups 
and organisations that are saturated with high caseloads, such as SAVE Britain’s 
Heritage, etc so that dialogue channels can be created and fostered between 
Community Champions for Civic Heritage.  
14. Bespoke-tailored funding packages for Properties at Risk of decline or demolition 
should be integrated with Local, Regional and Central Government-funding as a 
means of regional economic output through the return on investment that may support 
other key grant funding capital infrastructure projects, such as transportation and 
drainage improvements.  
 
SECTION 3: Conservation Areas:-  
1. Alterations for Listed Building Consent must be simplified with additional 
streamlined testing methodologies, such as proof of legitimate third party support, 
such as correspondence chains between applicant and Groups, such as The Victorian 
Society that can assist LAs complete workload much sooner allowing more attention 
for challenging cases, such as Non-Designated Heritage Assets at live or upcoming 
risk of demolition by Housebuilders, etc.  
2. Highways & Street Furniture should be duly supported across the whole of an area 
to enhance its historic appeal to the commercial community as much to its indigenous 
community; as this is supported greatly in equivalent Public Realm Strategy SPDs- 
where any and all guidance and support must and should be provided, with key at risk 
projects being an exceptional anecdote that may be cited in future documents or 
versions of this and other consultations to stimulate economic construction and 
restoration across other designated Conservation Areas, etc or otherwise.  
3. Provide incentives for the return of lost adornments and decorative features, such 
as roof fixtures like Chimney Stacks once again with an approved contractor directory 
to make Old Builds practical to own, live and work in the 2020s onwards. If a Directory 
cannot be provided then specific wording and guides on esoteric restoration and new 
traditional building styles that would see modern-day use of decorative features must 
be provided by the Local Council.  
4. Permissions for authentic replica and more durable materials, such as reproduction 
sash windows must be supported to prevent exorbitant high costs through procuring 
these, limited longevity and economic climates being unstable. This must be assessed 
on a case by case basis.  
5. No more deliberate manipulation and selective misinterpretation of using 
contemporary modern designs using old-style fabric raw materials, such as stone 
cladding for new housing where the design and shape clearly undermine the concept 
of blending within or around a Conservation Area.  
6. Compendium of approved and recognised TVA Architects based across the UK with 
a view to supporting the training in time of more Northern counterparts to reduce cost 
associated with travel expenses, etc. This will actively reduce the level of demolition 
applications countering the purpose of this SPD and other live Policy. If a Directory 
cannot be provided then specific wording and guides on esoteric restoration and new 
traditional building styles that would see modern-day use of decorative features must 
be provided by the Local Council.  



7. New Conservation Areas should be established covering areas of surviving built 
historic environment to positively reverse fascia changes to more modern ones.  
8. Blue Plaques should be fully supported across as many different Conurbations, 
especially if Applicants reach out for endorsements.  
 
 Discretionary Rate Relief should be provided to those proactively support LAs with 
conserving their respective Conservation Areas through their own resources, skillsets 
and time as an incentive to others to work alongside the Council positively and 
constructively.  
10. Where long-lost prized buildings are reconstructed whether based in a 
Conservation Area or not this should confer discretionary financial support, e.g. Rate 
Relief for the length of time taken to produce this outcome acknowledging the 
embodied carbon now contributing positively towards the LA’s Climate Change Action 
Plan Targets.  
11. Retention of historic street furniture, such as Lamp Posts adorning high streets or 
Promenade style streetscapes with collaborate fundraising models utilised from key 
stakeholders, such as property owners, undisclosed third party investors, Residents’ 
Groups, etc.  
12. Retention of historic street furniture, such as Lamp Posts adorning high streets or 
Promenade style streetscapes with authentic identical reproductions permitted where 
all options to secure finance have been fully exhausted and/or the existing streetscape 
is at imminent risk of receiving contemporary replacement street furniture on health 
and safety grounds, eg. Lap Posts.  
SECTION 4: Climate Change:-  
1. Pleased to note that LAs broadly acknowledge and grasp this concept therefore the 
aim should be to increase the net number of carbon-rich Old Builds long-term through 
support packages that will combat the Climate Crisis, provide economic benefit and 
improve Conservation in a pioneering fashion that may draw wider funding 
opportunities for the area.  
2. Retrofit Ventilation is a key point that should warrant future new construction 
utilising higher ceilings through the reconstruction of Old Builds outfitted for the 
modern day with retrofitted energy supplies, etc that will also serve to break down 
societal dives regarding perceived good and bad areas where streetscapes are 
harmonious yet distinctly unique in beauty like any one Conservation Area.  
3. Embodied energy and embodied carbon- must remain a central priority and so 
influence new construction to readopt TVA principles as this will be pivotal towards the 
area’s future green credentials as outlined in many existing auxiliary planning 
documents approved presently with Carbon Studies taken of existing architecture, 
notably buildings saved from demolition.  
4. A brick by brick case study of as many buildings as possible may warrant invitation 
of national and international academic institutions to undertake a regional or national 
Carbon Study further justifying the retention of prized Old Builds elsewhere across the 
area, region and the UK.  
5. Sustainable Materials- an approved contractor directory that could readily advise 
and source the necessary raw materials with realistically reduced costs substantially  
 
again deterring potential demolition-driven applicants from consuming workload time 
of the Planning Department. If a Directory cannot be provided then specific wording 
and guides on esoteric restoration and new traditional building styles that would see 
modern-day use of sustainable materials must be provided by the Local Council.  
 
6. Biodiversity- maximise greenery along all arterial roads ad commuter routes with 
dense tree planting and the introduction of hedgerows and wherever possible financial 
incentives to get more private property owners on side.  
 
 
 
 
 



 
 
7. Flooding Defences- existing and prospective hotspot areas should be clearly 
identified for emergency grant funding whereby Local Authorities, especially across a 
region may agree with the respective Government Department to distribute emergency 
flooding to prevent costly consequential recurrent repairs.  
 
8. Transportation using arterial roads and commuter routes (Motorways and Railways) 
should prioritise linking each end of a Local Government sphere with the surrounding 
Local Government spheres, such as Southport at the very northern tip of Merseyside 
where transportation links are much weaker with Lancashire in the north and east than 
with the rest of Merseyside to the south.  
 
9. Coastlines should be reclassified as SSSIs, especially where the economic potential 
is not being fully realised, such as Coastal Towns with underused Beaches, such as 
Southport in Sefton as one example for other LAs.  
 
10. Financial Incentives for the demolition of Carbon-poor Glass Towers and 
contemporary construction should be utilised to restore the skylines across any one 
area whilst providing better mathematical application of the space for residential and 
commercial use, such as larger tenement buildings or the original streetscape 
reinstated yet designated specifically for housing where there may be a deficit.  
 
SECTION 5: Historic Buildings:-  
1. Create a Designated AND a Non-Designated Heritage Asset List, such as AHV 
whereby existing buildings and those that may yet return can be logged and recorded 
to combat the Climate Crisis whilst making heritage work for LAs in modern day with 
attractive locations timeless for everyone to appreciate enhancing the investor appeal, 
all-round interest and acknowledging the industrial pioneering legacy of the City.  
2. Clearance of vegetation along the Railway Lines alongside other equivalent parts of 
the Line to eradicate the perceived neglected aesthetic.  
3. Exception Areas, such as those at risk or recently restored have the real potential 
for wider grant funding for ambitious projects out of the realm necessarily of 
undisclosed third party investors supporting Property Owners, therefore all and any 
support in reaching these person(s) will greatly contribute to all possible tangible 
success in the interim period.  
4. Providing key guidance, such as agreed in-keeping historic street furniture, such as 
Cast Iron Lamp Posts, Bins, Planters approved upon inspection of historic 
photographs, agreed installation and where appropriate maintenance by the LA will 
ensure the iterative success of this transferring to other Conservation Areas, etc.  
5. Scheme to rebuild and reconstruct long-lost buildings, prioritising vacant sites that 
could adapt some mixed use with residential accommodation and commercial 
application thereby supporting Climate Action, creating employment and recordable 
success through placing of necessary economic drivers, such as offices for 
Technology Sector if original use cannot be sourced in sufficient time simultaneously 
meeting housing targets.  
6. Archive Blueprints for historic conurbations that have suffered architecturally over 
time through building conversions, demolitions, etc should be provided to key 
stakeholders, if necessary with a printing charge available for official spiral hard copy 
version to view detailed historic plans covering layouts, etc.  
7. Those people and organisations that have either/ both maintained their properties 
well over the years or may wish to provide additional support to others, such as 
restorative support, archive blueprint guidance, etc should be eligible for discretionary 
reductions by the Council across various property taxes where they may be suffering 
hardship or through personal circumstances.  
8. “Newer” style housing with true authentic rhythm, such as Suburban style faux 
Tudor fascia frontages with red clay tile pitched roofs and terracotta design windows 
(tile hung walls) are a good compromise whereupon finance and scheduling may 
otherwise adversely impact on housing settlements.  



9. Fascia Frontage details should be reinstated whether in a Conservation Area or not, 
especially where approval has been granted to rebuild an entire house using breeze 
block to produce a stereotypical black, white and grey dwelling out of place.  
10. LAs should work closely with Foundries to procure raw materials and building 
services in the event of harnessing their own Contractor Firm(s) in-house that could 
work cross-authority to make net savings whilst ensuring particular new housing 
neighbourhoods conform to an appropriate style.  
11. Modern “Carbuncle” extensions should not be permitted at any one area- instead 
an authentic style addition may be used to retain blending.  
12. Discretionary financial support packages to assist House Builders choosing the 
traditional vernacular route should be considered and utilised where it can be proven 
that this third party will restore the historic streetscape yet making it applicable or 
modern day requirements- residential or commercial. This may be especially so where 
they are able to help others prevent the demolition of a prized Old Build built before 
the 1950s.  
 
SECTION 6: Traditional Vernacular Architecture:-  
1. Provide a directory of approved and trusted Conservation Specialist Contractors- 
this will be key for repairs and maintenance reducing costs for all parties, expediting 
the physical process of regeneration and smoothen planning work schedules so that 
finer detail may be considered on priority cases or those that may be at risk of 
consequential repair, such as Places of Worship and detached Buildings with flat 
roofs, etc at higher risk of damage than customary dwellings.  
2. These same people should be readily contactable for new construction  
3. Encourage smart building methods and use of TVA as meticulously explained in this 
SPD outlining “Breathing” Solid Wall Construction using older style materials thereby 
reducing maintenance cost which combined with the approved contractor directory will 
further drive down costs, time and effort for everyone.  
4. Alterations- must introduce a simplified listed building consent form and application 
process that is streamlined encouraging better maintenance of Old Builds and 
reducing the rising propensity of builders to allow buildings to deteriorate, such as the 
Historic Pub that had to be rebuilt in Kilburn, London post 2015.  
5. Provide specialist Heritage Arts & Craft Skills Programmes that anyone can learn 
and use so that these high cost tasks can eventually stabilise in price making them 
more affordable and available to those that don’t have the time to do this themselves 
or may be risk averse even.  
6. Extensions- there must be a proactive emphasis on in-keeping structural fabric to 
prevent future errors, such as the Municipal Building depicted in the SPD being 
replicated again thereby harming the Conservation value.  
7. New Housing Estates should adopt historical archival blueprints, ie. A Georgian, 
Victorian or Edwardian layout with the likeliest period architecture utilised where this 
area remained greenbelt until the 1950s.  
 
Area Expansion of housing must revert to traditional timeless designs that confer 
many practical advantages over modern styles that are harder to maintain are timeless 
with regard to dating and ensure a more evenly distributed community atmosphere in 
the long-term future.  
 
9. Infrastructure should be appropriately considered for existing and new areas so that 
no one area is at risk of becoming congested through traffic for a particular commodity, 
such as Schools, Doctor Practice, Dental Practice, etc.  
10. Site Layouts should complement the historic layout with a view to Post 1950s 
contemporary Architecture out of place being one day demolished to reinstate Long-
lost beloved buildings from before the World Wars that could blossom economically 
today.  
 
 
 
 



 
11. Building Form shouldn’t permit for dated modern structures that delineate and 
essentially divide communities between the old and new parts of any one location.  
12. Façade Design mustn’t be compromised for contemporary architecture, especially 
in view of coveted Heritage Status for any one area being at risk of being lost if said 
contemporary architecture is pursued.  
 
SECTION 7: Making an application: 
 
Identify recurring applicants that are harming civic heritage, be this across 
Conservation Areas, Non-designated heritage assets or elsewhere with 
experience of demolition to date- this should be considered before granting 
permission to apply or acquire planning approval.  
2. Enforcement Penalties for key stakeholders that purposely allow their 
properties to fall into decline and hoped eventual demolition through this tactic, 
which is more prevalent since 2020.  
3. Create an Action Plan to deter persons or organisations from pursuing 
demolition, such as financial incentives, sincere investor network directory set 
by Central Government to offload for profit and enforced Design Codes that 
cannot be manipulated through semantics like Design Guides in isolation as has 
happened elsewhere. This must be kept for emergency instances where there is 
an expected threat of decline or demolition.  
4. Agreed that temporary alteration of heritage sites, such as stairs or ramps for 
wheelchairs should be utilised to prevent deleterious loss of historic 
surroundings and features alike.  
5. Full Pre-Consultation publicised and utilised to ensure appropriate Design 
Codes for new housing alongside positioning and layout in case volunteer 
assemblies may assist property owners with restoration of historic buildings.  
6. Brick by brick Analysis undertaken of projects set for Traditional 
reconstruction so that these statistics may provide both the Council with 
evidence for green grant funding support for other key infrastructure projects, 
such as Transportation and Drainage Defences and property owners may incur 
a discretionary reduction in associated reconstruction costs of heritage 
buildings and vistas. 
7. Ability to lock feedback in for Consultation automatically unless the council 
can alert interested consultees in taking part again whether they are locally, 
regionally or nationally based.  
8. Special partnerships with Property Owners of historic buildings at risk of 
decline/ demolition to discreetly support them with the option to publicise this 
accordingly to reach out to others in the same position to secure alternative use 
for these structures as opposed to demolition.  
9. Proactive effort to stop Breaking and Entering style of “Urban Explorers” who 
are coincidentally apparent whenever demolition is scheduled for buildings 
especially since 2020.  
10. LAs to proactively work closely alongside Community Champions and other 
leading Heritage Groups, such as English Heritage giving these organisations a 
voice on the frontlines, especially where so many buildings are presently being 
overlooked for additional guidance and/ or support due to cost and time 
restraints facing these same groups and organisations (including the LA).  
 
-  
  



SECTION 8: MISCELLAENOUS:-  
1. Provide all possible support for the reconstruction of Old Builds as is happening 
elsewhere across Europe, especially Budapest, Hungary, North America, etc to 
significantly increase Embodied Energy/ Carbon storage.  
2. Establish a Plan to adopt Unadopted Roads or supply key services, such as 
carriageway resurfacing as disabled access and entry/ exit of Emergency Vehicles is 
presently a cause for concern.  
3. Provide Pre-Approval and agreement of specialist Conservation Area style Historic 
Street Furniture, such as Cast Iron Lamp Posts, Bins and Planters for this prime 
Conservation Area including installation, maintenance costs (where appropriate).  
4. Provide full access to the Archive Resources (at no/minimal cost) as an invaluable 
incentive for existing and parallel undisclosed third Party Investors. Discretionary 
waivers may be appropriate for those third parties proactively working to prevent 
decline and demolition of historic buildings.  
5. Car Parking on and off street should be supported to ensure freedom of choice for 
everyone, accessibility and connectedness.  
6. Car Parking abodes should be tastefully designed like modern-day stables for 
vehicles that are in-keeping with the built historic environment.  
7. Provide publicly published names of consultees willing to work alongside the Local 
authority and other key stakeholders, such as property owners and undisclosed third 
party investors, etc.  
 
Provide select tours for prospective investors and housebuilders of existing traditional 
architecture where Design Codes of this identical style would complement both old 
and new architecture bending the area better more cohesively, eg. the form and layout 
of Oxford City Centre which has changed minimally structurally since the 1800s.  
9. Provide a focused effort on utilising people’s skillsets on a meritocratic basis, ie. 
Procure specialists and volunteers that could work together on key emergency 
projects, such as Historic buildings at risk without layered bureaucracy on achieving 
positive outcomes, such as Community Assets where deadlines can be thwarted by 
separate third parties.  
10. Create a Top Ten Historic Buildings at Risk Register where appropriate conditions, 
such as security against Urban Exploration, etc can be utilised safeguarding these 
structures, providing the respective property owners peace of mind whilst actual scope 
for revitalising these for solid economic gain.  
11. Infrastructure assessments should be fully outlined, such as Air Quality risk from 
new construction at presently congested areas, hence the case for Traditional 
Architecture that will confer longevity benefits in the long-term with as much free car 
parking as possible.  
12. Free Car Parking may be monitored through expected proof of purchase when 
visiting, eg. minimal £1.00 at a shop encouraging partnerships between private 
businesses and LAs.  
 
  



 
From: F W  
Sent on: Tuesday, March 10, 2026 6:39:34 AM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
 
 
Dear Councilors, 
 
NO MORE and REDUCE Indian, Eastern European stores and restaurants 
NO MORE and REDUCE barber shops 
NO MORE and CLOSE DOWN vape supplies shops, nail/manicure/pedicure shops 
 
BUILD an indoor market similar to the Coventry Market in Lower Precinct or in 
Leicester, with fresh vegetables, poultry, fish, farm goods 
 
BUILD variety of good quality restaurants, cafe, eateries including Hong Kong, Thai, 
Malaysian, Japanese, Steak House 
 
BUILD variety of retail shops excluding budget chains like H&M, Poundland etc. 
 
REDUCE business with Made in China cheap, dumping products in the same level as 
Temu or Amazon alike. 
 
BUILD an entertainment hub with indoor games and choices e.g. Japanese stuff toy 
machines. No more boring games like those roller coasters during Christmas as usual. 
 
BUILD a foyer with interesting, lively, youthful facilities e.g. food court, promoting 
interactions in the community 
 
USE the water resources from the canal to have a fountain or watery around this foyer 
 
HAVE shuttle services (with minimal affordable day pass fare) to/from train station, 
Elliot's Field and Junction One. JOINT these 3 places with walkways, 
transportation/connection infrastructure to create synergies, varieties and cost 
advantages. 
 
CHANGE business hours outside the normal paradigm of "9-5" Mondays to Fridays. It 
should be adjacent the working hours to facilitate business levels e.g. 11:00 - 21:30 
Mondays to Sundays to capture and increase business velocity e.g. dining, shopping 
and playing in one spot to enrich the experience of visiting Rugby town. During office 
hours, visitors to the centre is almost none. Having the Centre open is literally a waste 
of electricity and zero productivity. The town is dead, old and unlively. 
 
Businesses can run shifts to cater for the changed business hours and patterns, to 
reward hard-working teams, to reduce non-performers. 
 
Regards 
 
 
 
 
  



From: Boden, 
Elizabeth > 

Sent on: Wednesday, March 4, 2026 4:40:56 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: ‘Rugby Central SPD Consultation’ 
Attachments
: 

HE response Rugby Central Dev Brief SPD Feb 
2026.pdf (156.88 KB) 

    
Follow up: Follow up 
Start date: Tuesday, March 10, 2026 12:00:00 AM 
Due date: Tuesday, March 10, 2026 12:00:00 AM 
    

 
Dear Regeneration Team, 
Please find attached the response of Historic England to the Rugby Central 
Development Brief SPD and Screening opinion. 
Please would you acknowledge receipt? 
Kind regards, 
Elizabeth Boden (MRTPI) | Historic Environment Planning Adviser | 
Telephone:  Working days: Tuesday / Wednesday / Thursday AM 
Historic England | Midlands Regions Group | The Foundry | 82 Granville Street | 
Birmingham | B1 2LH | 
www.HistoricEngland.org.uk 
 

 
Ensuring our heritage lives on and is loved for longer. 
historicengland.org.uk 
  





 
Overall, we consider this to be an informative and well set-out SPD, which 
effectively conveys the potential of the area to bring forward development 
which will enhance the character of the conservation area and respond 
appropriately to the surrounding heritage.  
Our specific comments on the SPD are as follows:  
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 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  
The design principle of enhancing the connection to the existing public 
realm and the historic high street is welcomed. Historic England, The 
Foundry, 82 Granville Street, Birmingham B1 2LH Telephone 0121 625 
6888 | historicengland.org.uk Historic England is subject to the Freedom of 
Information Act (2000) and Environmental Information Regulations (2004). 
Any information held by us may therefore become publicly available. For 
information about our use of your personal data visit: historicengland.org 
.uk/privacy  
 
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.  
Historic England would be happy to provide further comments as the 
Rugby Central Development Brief SPD is progressed over the coming 
months. We would like to stress that the above opinion is based on the 
information provided by the Council in its consultation. To avoid any doubt, 
this does not affect our obligation to provide further advice and, potentially, 
object to specific proposals, which may subsequently arise (either as a 
result of this consultation, or in later versions of the plan/guidance) where 
we consider that these would have an adverse impact upon the historic 
environment.  
With regard to the Rugby Central Development Brief SPD SEA Screening 
Opinion, in terms of Historic England’s area of interest, given the nature of 
the SPD, we would concur with your assessment that the document is 
unlikely to result in any significant environmental effects and will simply 
provide additional guidance on existing Policies contained within the 
adopted Rugby Local Plan which has already been subject to a 
Sustainability Appraisal/SEA. As a result, we would endorse the Authority’s 
conclusions that it is not necessary to undertake a Strategic Environmental 
Assessment of this particular SPD.  
If you have any queries about any of the matters raised above, or would 
like to discuss anything further, please do not hesitate to contact me. 
Historic England, The Foundry, 82 Granville Street, Birmingham B1 
2LH Telephone 0121 625 6888 | historicengland.org.uk Historic England is 
subject to the Freedom of Information Act (2000) and Environmental 
Information Regulations (2004). Any information held by us may therefore 
become publicly available. For information about our use of your personal 
data visit: historicengland.org .uk/privacy  
 
Yours faithfully,  
Elizabeth Boden (Mrs) MA MRTPI  
Historic Environment Planning Adviser  
E-mail:    



 
From:   
Sent 
on: 

Friday, February 6, 2026 2:40:39 PM 

To: Ella Casey <Ella.Casey@rugby.gov.uk>; 
Regeneration <regeneration@rugby.gov.uk> 

Subje
ct: 

RE: Rugby Central Development Brief Supplementary Planning 
Document Public Consultation 

    
Follo
w up: 

Follow up 

Start 
date: 

Monday, February 9, 2026 12:00:00 AM 

Due 
date: 

Monday, February 9, 2026 12:00:00 AM 

    
Hi Ella, 
Thanks for this. 
I don’t have any legal interest, just a personal one as a fellow chartered 
town planner and regular visitor. However, happy to offer my expertise if 
RBC needs. 
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. 
Just some thoughts and good luck! 
Kind regards 
Ian 
 
  



    
 Sunday, February 22, 2026 7:08:07 PM 
 Regeneration <regeneration@rugby.gov.uk> 
 20260222-RUGBY CENTRAL SPD CONSULTATION'; INPUTS 

from Mr J P SLADE, RUGBY RESIDENT. 
   
 Flag for follow up 

  
   
Dear Team Regeneration for RTC; 
 
1.  I am a resident of Redwood Rd, RUGBY, CV21 1UD. I have experience 
as a development planner for NATO in Europe and I recently qualified from 
Birmingham City University, 'MA with distinction; Planning - Built 
Environments'. 
 
2. 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. 
 
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 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 
highways schemes may not be exhaustive of the contributions that will be 
sought by Warwickshire County Council towards such schemes." 
 
 
Yours faithfully, 
 
John SLADE 
  



From:   
Sent on: Friday, February 6, 2026 3:25:48 

PM 
To: Regeneration <regeneration@rug

by.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow 
up: 

Follow up 

Start 
date: 

Monday, February 9, 2026 
12:00:00 AM 

Due date: Monday, February 9, 2026 
12:00:00 AM 

    
Hi there. I’ve put below some initial thoughts for Rugby Town Centre. 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 
 
Many thanks, 
Matt 

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

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 shobbuvgigps 
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 
15. Have an annual pub crawl to encourage people to visit Rugby. Look 

at Coventry Cocktail weekend for inspiration 
 

 
 
 
 
  







From: Mark O'Connell  
Sent on: Sunday, February 15, 2026 3:27:39 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow up: Follow up 
Start date: Monday, February 16, 2026 12:00:00 AM 
Due date: Monday, February 16, 2026 12:00:00 AM 
 
 
Dear Sir/Madam 
 
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? 
 
KInd regards 
 
Mark  







Sharon Jenkins  
Consultations Team, Natural England   



 
From: Owain-Christian Powell  
Sent on: Wednesday, February 11, 2026 11:12:20 PM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Consultation 
    
Follow up: Follow up 
Start date: Friday, February 13, 2026 12:00:00 AM 
Due date: Friday, February 13, 2026 12:00:00 AM 

 

 

  
  
  
rom 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 
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: 

• 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 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, 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 

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 
• 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 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: 

• 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 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 
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 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! 
Hope all of this helps! 
Kind regards 
Owain Powell 

 
  





From:   
Sent on: Tuesday, February 10, 2026 3:49:52 PM 
To: regneration@rugby.gov.uk; 

Regeneration <regeneration@rugby.gov.uk> 
Subject: FW: Rugby Central SPD Consultation 
    
 
Follow up: Follow up 
Start date: Friday, February 13, 2026 12:00:00 AM 
Due date: Friday, February 13, 2026 12:00:00 AM 
 
Dear Major Projects & Regeneration Team, 
I am writing in response to the Rugby Central SPD consultation. 
My wife and I have lived in the UK for more than 10 years and moved from 
Warwick to Rugby around 5 years ago. We currently live in Bilton. We like 
Rugby and the wider area, however we have only visited Rugby town 
centre once or twice because there is currently very little that draws us in. 
We are both highly educated and in a mid to upper income bracket, and for 
“town life” we tend to go to Leamington Spa instead. 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. 
Comments linked to the SPD objectives (public realm, connectivity, mixed 
use and active frontages): 

1. .Ground floor uses and active frontages 
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. 

2. .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. 

3. .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 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. 

4. .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. 

5. .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. 
Thank you for the opportunity to comment. 
Please note that I am copying this response to an alternative regeneration 
email address, as the consultation page appears to contain a possible 
spelling inconsistency in the email contact. 
Kind regards, 
Sezgin Tezdogan 
 
  





From: Tim Sutcliffe  
Sent on: Wednesday, February 11, 2026 6:38:02 AM 
To: Regeneration <regeneration@rugby.gov.uk> 
Subject: Rugby Central SPD Regeneration 
    
Follow up: Follow up 
Start date: Friday, February 13, 2026 12:00:00 AM 
Due date: Friday, February 13, 2026 12:00:00 AM 
 
Great to see something is in the works 
 
Please get it done ASAP. 
 
Thanks, 
 
Tim 
 
— 

 
 
  





Rugby Central SPD Consultation: Comments from 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 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. 

• 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. 

  






