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CANNOCK CHASE COUNCIL 

CABINET 

15 NOVEMBER 2007 

REPORT OF THE DEPUTY CHIEF EXECUTIVE 

PORTFOLIO LEADER – ENVIRONMENT 

CANNOCK CHASE LOCAL DEVELOPMENT FRAMEWORK 

RUGELEY TOWN CENTRE AREA ACTION PLAN ISSUES AND OPTIONS – DEVELOPMENT PLAN 
DOCUMENT 

1. Purpose of Report 

1.1 To give consideration to the Rugeley Town Centre Area Action Plan (AAP) - Issues and              
Options DPD and to approve it for public consultation purposes. 

2. Recommendation 

2.1 That the Rugeley Town Centre Area Action Plan – Issues and Options DPD, be approved for 
public consultation in accordance with the Town and Country Planning (Local Development) 
(England) Regulations 2004. 

2.2 That the Head of Planning and Regeneration, in consultation with the Environment Leader, be 
authorised to make any minor amendments to the Rugeley Town Centre Area Action Plan – 
Issues and Options DPD text and agree the final presentation format prior to consultation 
taking place. 

2.3 That a report be submitted to a future meeting to consider the consultation responses and 
proposed change to be incorporated into the Rugeley Town Centre Area Action Plan. 

3. Key Issues 

3.1 The adopted Local Development Scheme, February 2005, details the preparation of the 
Rugeley Town Centre Area Action Plan – Issues and Options, DPD, as part of the Council’s 
three year Development Plan work programme. 

3.2 The Council consider that Rugeley Town Centre requires specific detailed guidance to aid 
regeneration and to attract new retail development.  Consultants were therefore commissioned 
in December 2006, to produce the Area Action Plan, up to the Preferred Options stage.  The 
Issues and Options document, stage 1 of the process, is the document now under 
consideration.  The Rugeley Town Centre AAP will set out a planning framework to guide future 
development.  It will include general guidelines for the area as well as identifying specific sites, 
detailed below, which may be suitable for redevelopment over the next ten years and beyond. 

3.3 The Plan has so far identified 10 future ‘opportunity sites,’ alternative options for development 
of which will be the subject of public consultation.  These comprise the Aelfgar Centre; land 
adjacent to the Vine public house; former Bow Street nursery; land adjacent to the Red Lion 
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public house; former Market Street garage; Wellington Drive; bus station/market; former Celcon 
block site, Leathermill Lane; former Rugeley Health Centre, Horsefair; and land adjacent to the 
Catholic church/car park, Lichfield Street. 

3.4       The Issues and Options stage of the Area Action Plan, will includes consultation with the public, 
landowners, businesses and other stakeholders as part of the process, whose views will be 
invited on the future of Rugeley Town Centre as a whole and the individual sites. 

 
3.5 Rugeley Town Centre acts as the principal service centre for the north of the District and 

provides shopping, leisure facilities and a focus for public transport for residents and visitors.  
Recent studies commissioned by the Council have identified a need for additional retail 
provision in particular and the Area Action Plan provides an opportunity to determine where 
such future growth should be directed. 
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Section 1 

Background 

Government Planning Policy Guidance Note 6, Planning for Town Centres, 2005, emphasise the 
importance of maintaining a ‘healthy’ town centre as this  helps to foster civic pride/local identity and 
can contribute significantly towards the aims of sustainable development.  PPG6 also states that by 
monitoring town centres on a regular basis, signs of decline could be identified in their initial stages and 
appropriate remedial action taken.  To this end, a Town Centres Retail Health Check for Cannock, 
Rugeley and Hednesford town centres was commissioned by the Council in 2003. 
 
The Final Report was received in September 2004.  With respect to Rugeley Town Centre, while 
smaller than Cannock, it was found to be as important in terms of its role and function for the north of 
the District.  Its convenience goods sector was broadly in line with the national average.  However, the 
report found that there were limited opportunities for comprehensive redevelopment and that it 
experienced a significant loss of trade from its primary catchment to the competing centres in Stafford 
and Lichfield.  Rugeley’s market share for convenience goods has fallen from 70% to 63%.  It was 
therefore apparent that there were a number of quantitative and qualitative issues that will influence the 
future strategy for the growth and expansion of Rugeley Town Centre.  
 
In view of these identified weaknesses, a follow up Retail Study for Rugeley was commissioned and 
reported in April 2005.  The study concluded that in order for the Council to maintain and enhance 
Rugeley Town Centres future vitality and viability, it was “imperative that sufficient opportunities are 
presented through the emerging LDF process.” 
 
PPS12,  Local Development Frameworks,  identifies Area Action Plans as having five roles:- To 
 
i.  deliver planned growth areas; 
 
ii.  stimulate regeneration; 
 
iii.  protect areas particularly sensitive to change; 
 
iv.  resolve conflicting objectives in areas subject to development pressures; or 
 
v.  focus the delivery of area based regeneration initiatives.  

Section 2 

Details of Matters to be Considered 

The Council consider that Rugeley Town Centre requires specific detailed guidance to aid regeneration 
and to attract new retail development.  Consultants were therefore commissioned in December 2006, to 
produce the Area Action Plan, up to the Preferred Options stage. The Issues and Options document, 
stage 1 of the process, is the document now under consideration.  The Town Centre AAP will set out a 
planning framework to guide future development.  It will include general guidelines for the area as well 
as identifying specific sites which may be suitable for redevelopment over the next ten years and 
beyond.  
 
 
 
 
06a-Rugeley Town Centre Area Action Plan.doc   



  ENCLOSURE 8.5 

Section 3 

Contributions to CHASE

The Council has a statutory duty to prepare the Local Development Framework, the various 
components of which including the Rugeley Town Centre AAP, will contribute towards achieving all of 
the CHASE objectives. 

Section 4 

Section 17 Implications 

There are no identified implications in respect of Section 17 (Crime Prevention) arising from this report. 

Section 5 

Human Rights Act Implications 

The process of preparing Development Plan Documents is set out in Government Planning 
Regulations.  It provides the opportunity for third parties to be consulted in the development of draft 
policies and proposals and to make representations on submitted documents.  In the case of 
Development Plan Documents, those representations must be considered by the Council and 
unresolved representations are considered in public, by an independent Planning Inspector, through an 
Examination into the soundness of the plan.  The Inspector’s report following the Examination is binding 
on the Council. 
 
The process of formulating and adopting the policies of Development Plan Documents is likely to have 
implications which affect individuals’ rights and possessions and due account must be taken of the 
need to adopt procedures which take account of the right of individuals to make representations in 
respect of the policies and to adopt policies which, as far as possible, enable in the public interest to be 
balanced against individual rights 
 
The proposals set out in the Rugeley Town Centre Area Action Plan – Issues and Options are 
considered to be compatible with the Human Rights Act 1998. 

Section 6 

Data Protection Act Implications 

There are no identified implications in respect of the Data Protection Act arising from this report.  

Section 7 

Risk Management Implications 

A failure to produce a sound Development Plan Document could have implications for the Council.  In 
particular this would prevent achievement of milestones detailed in the Local Development Scheme and 
could result in the loss of Planning Delivery Grant. 
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Section 8 
 
Legal Implications

The Council is required by Section 15 of the Planning and Compulsory Purchase Act 2004 to prepare 
and maintain a Local Development Scheme.  The Rugeley Town Centre Area Action Plan is identified 
in this scheme.  The Council is required by the Town and Country Planning (Local Development) 
(England) Regulations 2004 to consult upon the document as set out in the Regulations before 
submitting it to the Secretary of State. 

Section 9 

Financial Implications

The management of the process will be controlled within the existing resources of the Local Plans and 
Policy Section. 

There are no additional implications for the Council as a result of this report. 

Any additional financial implications as a result of the consultation responses will be detailed in the 
report referred to in para. 2.3 of the recommendations. 

Section 10 

Human Resource Implications 

There are no human resource implications. 

Section 11 

Conclusions 

That the recommendations detailed in Paragraph 2 be approved. 

Background Papers

There are no Background Papers. 

Annexes 

Annex 1: Draft Rugeley Town Centre Area Action Plan Development Plan Document. 
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RUGELEY TOWN CENTRE AREA ACTION PLAN – ISSUES AND OPTIONS 
 
PAGE 1 
 
In addition to photos and text, following sentence required across in large type across 
the page. 
 
This leaflet is the first stage in the formal Area Action Plan public consultation process and 
seeks your views on the future of Rugeley Town Centre. 
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Introduction 
 
Cannock Chase Council is in the process of replacing the Cannock Chase Local Plan, which 
sets out policy for land use and planning in the District.  Under the new planning system, 
introduced in 2004, the Council is required to produce a number of different documents, 
known collectively as a Local Development Framework. 
 
Work has already commenced on the Core Strategy, Site Allocations and Development 
Control Policies documents, which have all been the subject of recent public consultation 
exercises.  However, the Council believe that Rugeley Town Centre requires specific detailed 
guidance and is currently preparing an Area Action Plan to set out a planning framework to 
guide future development.  The Area Action Plan will have a lifespan of ten years and will 
identify general guidelines for the area, along with specific sites which may be suitable for 
redevelopment. 
 
This Issues and Options leaflet represents the first stage in the formal Area Action Plan public 
consultation process and seeks your views on the future of Rugeley Town Centre.  We will 
review all responses received and use them to formulate a set of Preferred Options which will 
undergo further consultation around the spring of next year.  Following the publication of the 
’Submission’ Plan towards the end of 2008, and an Examination in Summer 2009, we 
anticipate that the Area Action Plan should be adopted as Council policy in early 2010. 
 
Rugeley – The Future 
 
Rugeley Town Centre acts as the principal service centre for the north of the District and 
provides shopping, leisure facilities and a focus for public transport for residents and visitors.  
Recent studies commissioned by the Council have identified a need for additional retail 
provision and the Area Action Plan provides an opportunity to determine where such future 
growth should be directed. 
 
The Local Development Framework Vision is to create a District which is attractive, safe, 
prosperous, accessible and of diverse character, providing for the needs of Cannock Chase 
residents and its business community in an equitable and sustainable way. 
 
In order to help achieve this Vision, in Rugeley Town Centre the Council aspires to create: 
 
 a more competitive town centre which provides for the shopping needs of its local 

community; 
 a centre which is accessible to all and benefits from increased pedestrian linkages; 
 a high quality public realm which complements the existing Conservation Areas and takes 

full advantage of the Trent and Mersey Canal; 
 an increase in the resident population through the provision of high quality housing in 

appropriate locations with a mix of dwelling types; and 
 a centre which stays alive in the evening as well as the daytime, and provides cultural 

and leisure opportunities for residents and visitors alike. 
 



PAGE 3 
 
Context and Issues 
 
Shopping 
 
Rugeley Town Centre is characterised by its historic buildings and tight street pattern, 
particularly within the existing prime retail patch.  Whilst this generally provides an attractive 
environment for shoppers, many existing retail units are small and constrained and do not 
meet the requirements of modern retailers. 
 
The lack of suitable accommodation and obvious redevelopment opportunities within the town 
centre has meant that the centre has witnessed limited new commercial development over 
the past 15 years.  This in turn has resulted in competing centres continually improving their 
retail offer at the expense of Rugeley. 
 
Therefore, there is a clear need to redress the leakage of convenience (principally food) and 
comparison (non-food) goods expenditure from Rugeley’s local catchment to other competing 
centres (including Stafford and Lichfield) which, in turn, will enhance the vitality and viability of 
Rugeley Town Centre. 
 
Movement and Access 
 
Work is nearing completion on the Rugeley Eastern Bypass, a 3 km (1.9 mile) single lane 
carriageway from Lea Hall Way to the A51 Wolseley Road, which will create a gateway for 
new investment and be of huge benefit to Rugeley.  The bypass will remove heavy through-
traffic from the town centre and create a safer, cleaner and more pleasant place to live, work 
and visit. 
 
Rugeley is well served by public transport, with a centrally located bus station and a railway 
station situated to the south of the town centre.  However, there are limited linkages between 
the two and public transport services are poorly integrated as a result.  The bus station also 
occupies a relatively large site relative to the number of services provided. 
 
The town centre is inward looking and, although it benefits from a strong walk-in catchment, 
pedestrian links within the centre itself are sometimes poor.  This may be constraining the 
development potential of sites outside the prime retail patch. 
 
Housing 
 
Rugeley Town Centre is surrounded by a generally well maintained housing stock which 
offers a mix of dwelling types.  However, there is only very limited housing within the retail 
core, which results in limited activity in the evening and a lack of natural surveillance. 
 
The Council wants to encourage town centre living by offering a range of housing types and 
tenures, whether it be in flats over shops or within larger mixed-use development schemes. 
 
Community, Leisure and the Arts 
 
The town centre provides a range of leisure venues appropriate to the size of the town, 
including the Rugeley Rose Theatre and the public library.  A new leisure centre has recently 
been built at Burnthill Lane, to the south west of the town centre.  A swimming pool is 
currently under construction as part of this complex. 
 
Rugeley’s evening economy is principally centred around the pubs and bars of Market Street, 
Lower Brook Street, Horse Fair and Bow Street. 



PAGE 4 
 
Conservation and the Built Environment 
 
Rugeley Town Centre benefits from a mix of architectural styles, with older premises around 
Market Square creating a pleasant historic environment at the heart of the centre.  The Area 
Action Plan boundary incorporates a total of five Conservation Areas, along with a number of 
listed buildings.   
 
The urban fabric is generally in a reasonable state of repair, but there is a lack of coherency 
in terms of both the street furniture and the materials used in the public realm.   Furthermore, 
the block paving used in the pedestrianised areas of the town centre is in poor condition and 
is considered dated, providing an inappropriate setting to some of Rugeley’s attractive historic 
buildings. 
 
The Trent and Mersey Canal comprises one of the five Conservation Areas but it is currently 
an underutilised resource which is largely hidden from view near the town centre.   
 
Insert OS Map illustrating extent of Conservation Areas.
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Spatial Objectives and Available Options 
 
Shopping 
 
The key objective is to ensure that suitable redevelopment opportunities within and on the 
edge of the town centre can be provided over the next 15 years to deliver further retail 
floorspace which will enhance Rugeley’s ability to capture local expenditure. 
 
Options Available 
 
 Identify redevelopment opportunities within the existing town centre that will be able to 

accommodate large footprint development, including a new supermarket. 
 

 Explore the potential of expanding Rugeley Town Centre through the development of 
edge of centre sites which may have the ability to accommodate large footprint 
development, including a new supermarket. 
 

Movement and Access 
 
The key objective is to encourage travel by means other than the private motor car and 
maximise the potential of existing transport facilities. 
 
Options Available 
 
 Reconfigure and rationalise the bus station layout, which may allow some land to be 

released for other uses. 
 

 Construct a new link bridge to better integrate the Celcon Blockworks/Leathermill Lane 
site with the rest of the town centre. 

 
 Construct a more direct pedestrian link between the railway station and Horse Fair 

through the creation of a new footpath along National Rail land. 
 
 Promote accessibility by encouraging improved pedestrian linkages as part of new 

developments. 
 
Housing 
 
The key objective is to encourage an increase in town centre living through offering a range of 
housing types and tenures in high quality developments. 
 
Options Available  
 
 Allocate specific sites for housing within the Area Action Plan boundary. 

 
 Give priority to achieving a good residential mix and range, including affordable dwellings 

and homes suitable for families. 
 
Community, Leisure and the Arts 
 
The key objective is to support development of more community, leisure and arts facilities in 
the town centre and to develop the evening economy. 
 
Options Available 
 
 Encourage the location of a limited number of quality food and drink operators towards 

the Trent and Mersey Canal, possibly as part of mixed-use development proposals. 
 



Conservation and The Built Environment 
 
The key objective is to enhance the built environment in order to create a coherent and 
attractive town centre which is an enjoyable place to live, work and visit. 
 
Options Available 

 
 Support opportunities to enhance the setting of the Trent and Mersey Canal, including the 

encouragement of new development appropriate to a waterside setting. 
 
 Set out specific policies to enhance the existing Conservation Areas and the setting of 

listed buildings, and to encourage the highest standards of design for new development. 
 
 Ensure that developer contributions are directed towards environmental improvements 

which will assist in integrating new development with existing town centre facilities.  
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Aerial photo illustrating extent of the ten opportunity sites.  Key listing name of each of 
the ten sites. 
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Each site to be accompanied by public realm inset map/photographs 
 
Opportunity Sites 
 
1. The Aelfgar Centre/Former Squash Courts 
2. Land Adjacent to The Vine Public House 
3. Former Bow Street Nursery 
 
These sites, situated to the north west of the primary shopping area, are either vacant or may 
become available for development in the medium or long-term.  They are situated within a 
predominantly residential area and are physically separated from the remainder of the town 
centre by Elmore Lane.  The car park adjacent to The Vine public house is the subject of an 
outline planning permission for residential accommodation for the elderly. 
 
Should Site 1: 
 
a) Remain in education use; 
b) Be redeveloped for residential purposes; 
c) Be redeveloped for commercial leisure uses appropriate to the town centre, such as a 

cinema, ten pin bowling or bingo; 
d) Be redeveloped for Option a), b) or c), but with Taylors Lane public car park remaining in 

its current use; or 
e) Be redeveloped for any other use. 
 
Site 2 has an existing planning permission for residential development.  In the event that this 
permission is not implemented, should Site 2: 
 
a) Be redeveloped for commercial leisure/food and drink uses; 
b) Form a fringe town centre public car park with new landscaped areas; or 
c) Be redeveloped for any other use. 
 
Should Site 3: 
 
a) Be redeveloped for mixed office/residential use; 
b) Be redeveloped for residential use; or 
c) Be redeveloped for any other use. 
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4.   Former Market Street Garage 
5.   Land Adjacent to The Red Lion Public House  
 
The Red Lion site is utilised as a surface car park and the adjacent Market Street Garage is 
currently vacant.  The Red Lion car park has planning permission for residential development 
and such a use may also be appropriate for the Market Street Garage site. 
 
Should Site 4: 
 
a) Remain in vehicle-related use, e.g. car showroom or tyre and exhaust centre; 
b) Be redeveloped for residential use; 
c) Be redeveloped for mixed-use development incorporating retail and residential uses; or 
d) Be redeveloped for any other use. 
 
 
Site 5 has an existing planning permission for residential development.  In the event that this 
permission is not implemented, should Site 4: 
 
a) Be redeveloped for retail purposes; 
b) Form a fringe town centre public car park with new landscaped areas; 
c) Be redeveloped for mixed-use development incorporating retail and residential uses; or 
d) Be redeveloped for any other use. 
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6.   Bus Station, Market Hall and Surrounding Land 
7.   Wellington Drive Site  
 
These two sites represent the most significant opportunities for redevelopment linked to 
Rugeley’s primary shopping area.  The Wellington Drive site has outline planning permission 
for a retail-led mixed-use development which incorporates a number of residential units.  The 
bus station and market hall may also have potential to be redeveloped for similar town centre 
uses, including a reconfigured bus station. 
 
Should Site 6: 
 
a) Be redeveloped for retail purposes, without a covered market and with a reduced size bus 

station; 
b) Be redeveloped for mixed-use development incorporating a replacement covered market, 

shops, apartments, bus station and car park; 
c) Be redeveloped for a retail food store and bus station; or 
d) Be redeveloped for any other use. 
 
Site 7 has an existing planning permission for mixed-use development incorporating retail 
with restaurants, car parking and apartments.  In the event that this permission is not 
implemented, should Site 7: 
 
a) Be redeveloped for a retail food store and car parking; 
b) Be redeveloped for commercial leisure and food and drink uses; 
c) Be redeveloped for Option b), but with hotel accommodation; or 
d) Be redeveloped for any other use. 
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8.  Former Celcon Blockworks Site, Leathermill Lane and Surrounding Area 
 
The former Celcon Blockworks site has been vacant for a number of years and has been 
promoted by the Council in the past for food retail development.  The site is of significant size 
and may be suitable for a number of different uses to meet identified needs. 
 
Should Site 8: 
 
a) Be redeveloped as a large retail flood store; 
b) Be redeveloped as a medium sized retail food store with other retail units; 
c) Be redeveloped for employment purposes; or 
d) Be redeveloped for any other use. 
 
9.   Former Rugeley Health Centre 
10. St Joseph and Etheldreda’s Church Car Park 
 
The former Health Centre is available for redevelopment following South Staffordshire 
Primary Care Trust’s relocation of its operation to Sandy Lane.  The site is located just inside 
the Area Action Plan’s southern boundary and may be suitable for residential use.  Land to 
the rear of the catholic church car park, currently occupied by unattractive retail premises, is 
also considered to have redevelopment potential, possibly for residential uses. 
 
Should Site 9: 
 
a) Be redeveloped for residential use; 
b) Be redeveloped for mixed-use development incorporating residential and office uses; 
c) Be redeveloped for hotel purposes; or 
d) Be redeveloped for any other use. 
 
Should Site 10: 
 
a) Remain in its current car parking and retail use; 
b) Be cleared of the existing concrete units along the rear boundary, with this part of the site 

redeveloped for residential use; 
c) Be redeveloped to provide new residential accommodation on the site frontage at 

Lichfield Street, with car parking at the rear of the site; or 
d) Be redeveloped for any other use. 



 
Supporting Information 
 
The Council has prepared a background report in order to set the context for the Area Action 
Plan and this stage of consultation.  The report summarises other recent relevant studies and 
provides a more detailed appraisal of each of the sites identified in this Issues and Options 
Paper.  The report can be viewed at the Civic Centre, Beecroft Road, Cannock; Rugeley Area 
Office, Anson Street, Rugeley; and on the Council’s website at 
www.cannockchasedc.gov.uk/forwardplanning. 
 
Sustainability Appraisal 
 
In order that the Area Action Plan is in line with the principles of Sustainable Development we 
are required to assess proposals against broad environmental, social and economic 
objectives.  Sustainability Appraisal should be an iterative process that occurs concurrently 
with the preparation of a plan.  Initial work to assess the environment in Rugeley Town Centre 
has been undertaken and the constraints identified have been accounted for in developing 
this Issues and Options document.  An appraisal of options for the Area Action Plan is 
underway and this will feed into preparation of the Council’s Preferred Options document to 
ensure only the most sustainable proposals are taken forward. 
 
The Sustainability Appraisal process and its outcome will be presented in a Sustainability 
Report that will be made available for public inspection at Council offices and on the Council’s 
website. 
 
What’s Next? 
 
Over recent months the Council has consulted with landowners, local organisations and 
service providers to discuss the future of the town centre and opportunities for regeneration.  
This process has led to the identification of the individual sites highlighted in this leaflet which 
we believe to have redevelopment potential. 
 
We now need your views in order to help formulate the policy framework to bring appropriate 
development forward. 
 
Enclosed with this leaflet is a response form giving you the opportunity to tell us what you 
think about the options outlined. 
 
Do you agree with the range of issues that have been identified or are there others that you 
think should have been included? 
 
Do you agree with the sites that have been selected or are there others which you think 
should be considered? 
 
What type of development do you wish to see on individual sites in order to realise the 
Council’s vision for Rugeley Town Centre? 
 
After taking account of your views, the Council will next set out its Preferred Options prior to 
full public consultation on the Submission Draft Area Action Plan. 
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1 INTRODUCTION 
 

Scope and Purpose  
 

1.01 White Young Green (WYG) has been commissioned by Cannock Chase District 

Council (the Council) to produce an Area Action Plan (AAP) for Rugeley Town 

Centre.  The AAP is one of a number of development plan documents forming the 

Cannock Chase Local Development Framework, which will guide land use and 

development in the district over the next ten years. 

 

1.02 WYG is required to produce the AAP – including the Sustainability Appraisal – up to 

the Preferred Options stage, after which it will be followed by the Submission version 

and then be the subject of an independent Examination. 

 

1.03 The Council’s Expression of Interest Brief (October 2006) sets out the purpose of the 

AAP, this being to: 

 

 promote the continuing development of Rugeley Town Centre for retail, 

commercial, leisure, tourism and transport purposes; 

 assist in the determination of planning applications for new development 

proposals; 

 ensure that the Council’s decisions best reflect the needs and aspirations of 

residents, shoppers, visitors, businesses and commercial interests in the town 

centres; and 

 provide baseline information for the purposes of future monitoring. 

 

1.04 This Report provides a context for the AAP Issues and Options consultation leaflet by 

considering relevant planning policy, summarising the baseline information available 

by way of previous studies, and by providing an initial assessment of both site-

specific and environmental opportunities for enhancing the town centre and improving 

its overall ‘offer’. 

 

Structure of Report 
 

1.05 The Report is structured as follows: 

 

Section 2: sets out the relevant planning policy context at national, regional and 

local level; 
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Section 3:  summarises the findings of previous studies relevant to the AAP; 

 

Section 4:  provides an audit of the character of Rugeley Town Centre and 

appraises its strengths, weaknesses, opportunities and threats; 

 

Section 5:  sets out five strategic objectives in order to facilitate the improvement 

of the town centre, considers the principal issues and options, and 

identifies opportunity sites that may have redevelopment potential 

over the period of the AAP; 

 

Section 6: summarises the next steps required to progress the AAP. 
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2 PLANNING POLICY 
 
 
2.01 This section summarises national, regional and local planning policy of relevance to 

the production of the AAP. 

 

National Planning Policy and Guidance 
 
Planning Policy Statement 6: Planning for Town Centres 

 

2.02 Paragraph 1.3 of PPS6 notes that the Government’s key objective for town centres is 

to promote their vitality and viability by: 

 

 planning for the growth and development of existing centres; and 

 promoting and enhancing existing centres by focusing development in such 

centres and encouraging a wide range of services in a good environment, 

accessible to all. 

 

2.03 In order to deliver the Government’s objectives, paragraph 2.1 notes that 

development should be focused in existing centres in order to strengthen and, where 

appropriate, regenerate them. 

 

2.04 A positive and proactive approach to planning is encouraged by the guidance, with 

paragraph 2.16 noting that local planning authorities should work in conjunction with 

stakeholders to, inter alia, assess the need for new floorspace for retail, leisure and 

other main town centre uses, identify sites for development, and develop spatial 

policies to secure investment to improve access to local facilities. 

 

2.05 In assessing the need and capacity for additional retail and leisure development, 

paragraph 2.33 notes that: 
 

‘…local planning authorities should place greater weight on quantitative need for 
additional floorspace for the specific types of retail and leisure developments.  However, 
local planning authorities should also take account of qualitative considerations.  In 
deprived areas which lack access to a range of services and facilities, and there will be 
clear and demonstrable benefits in identifying sites for appropriate development to 
serve communities in these areas, additional weight should be given to meeting these 
qualitative considerations.’ 

 

2.06 In assessing quantitative need for additional retail development when preparing its 

development plan documents, paragraph 2.34 notes that a local planning authority 

should assess the likely future demand having realistic assessment of: 
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 existing and forecast population levels; 

 forecast expenditure for specific classes of goods to be sold, within broad 

categories of comparison and convenience goods; and          

 forecast improvements in productivity in the use of floorspace. 

 

2.07 In terms of qualitative need, the guidance states at paragraph 2.35 that: 

 
‘…a key consideration for a local planning department will be to provide for consumer 
choice by ensuring that: 

 
 an appropriate distribution of locations is achieved, subject to the key objective of 

promoting the vitality and viability of town centres and the application of the 
sequential approach, to improve accessibility for the whole community; and 

 provision is made for a range of sites for shopping, leisure and local services, 
which allow genuine choice to meet the needs of the whole community, particularly 
the needs of those living in deprived areas.’ 

 

2.08 Paragraph 2.52 indicates that, in planning for growth in their town centres, local 

planning authorities should allocate sufficient sites to meet the identified need for at 

least the first five years from the adoption of their development plan documents, 

although for large town centre schemes a longer period may be appropriate to allow 

for site assembly.  Authorities should consider the scope for effective site assembly 

using their compulsory purchase powers, to ensure that suitable sites within or on the 

edge-of-centres are brought forward for development, including sites that are 

underutilised, such as car parks and single-storey buildings, which could be 

redeveloped for multi-storey, mixed-use development. 

 

Planning Policy Statement 12: Local Development Frameworks 

 
2.09 The primary national planning guidance relating to the production of LDF 

development plan documents is PPS12.  Paragraph 2.2 indicates that the format of 

local development plan documents should be clear, succinct and easily understood 

by all, with the strategy and associated policies expressed in terms which emphasise 

the means and timescale by which the objectives derived from the spatial vision will 

be met. 

 

2.10 Paragraph 2.7 states that development plan documents must be subject to rigorous 

procedures of community involvement, consultation and independent examination to 

test the soundness of the document and ensure that the necessary legal 

requirements for its preparation have been undertaken. 
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2.11 With specific regard to the production of AAPs, paragraph 2.17 indicates that a key 

feature will be to focus on implementation.  AAPs should: 

 

i) deliver planned growth areas; 

ii) stimulate regeneration; 

iii) protect areas particularly sensitive to change; 

iv) resolve conflicting objectives in areas subject to development pressures; or 

v) focus the delivery of area based regeneration initiatives. 

 

2.12 Paragraph 2.19 states that, in areas of change, AAPs should identify the distribution 

of use and their inter-relationships, including site allocations, and set the timetable for 

the implementation of the proposals.  Further guidance may be provided in the form 

of a masterplan.  In areas of conservation, AAPs should set out the policies and 

proposals for action to preserve or enhance the area, including defining areas where 

conservation measures are proposed and areas which will be subject to specific 

control over development. 

 

2.13 Paragraph 3.2 emphasises a need for local planning authorities to involve the 

community at an early stage in the preparation of local development documents. 

 

2.14 Paragraph 3.3 indicates that consultation should continue throughout the process of 

preparing local development documents and should tailor the techniques to engage 

the appropriate parts of the community at the various stages.   

 

2.15 Paragraph 3.17 sets out the need for development plan documents to be the subject 

of Sustainability Appraisal/Strategic Environmental Assessment and states that the 

purpose of such assessment will be to appraise the social, environmental and 

economic effects of the strategies and policies in a local development document from 

the outset of the preparation process. 

 

2.16 Paragraph 4.5 sets out four stages for the production of development plan 

documents, these being: 

 

i) Pre-production – survey and evidence gathering leading to a decision to 

include a development plan document in the local development scheme; 

ii) Production – preparation of preferred options in consultation with the 

community, formal participation on these, and preparation and submission of 

the development plan document in light of the representations on the preferred 

options; 
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iii) Examination – the independent examination into the soundness of the plan; 

and 

iv) Adoption – the binding report and adoption. 

 

Statutory Development Plan 
 

2.17 Following the enactment of the Planning and Compulsory Purchase Act 2004 in 

September 2004, existing structure plan and local plan policies were ‘saved’ for a 

period of three years, during which time local authorities were required to progress a 

replacement plan in the form of a Local Development Framework.  Policies in existing 

development plans would expire on 27 September 2007, unless the Secretary of State 

agreed to extend policies beyond that date. 

 

2.18 The Cannock Chase Local Development Framework is still under production and the 

Secretary of State provided a direction on the policies to be saved in the Staffordshire 

and Stoke-on-Trent Structure Plan (adopted May 2001) and Cannock Chase Local 

Plan (adopted March 1997) on 7 September 2007.  The statutory development for 

Cannock Chase District therefore currently comprises the Regional Spatial Strategy for 

the West Midlands (published June 2004), read together with the saved policies of the 

Staffordshire and Stoke-on-Trent Structure Plan and the saved policies of the Cannock 

Chase Local Plan.          

 

2.19 Policies and guidance relevant to Rugeley Town Centre and the production of the AAP 

are as follows. 

 

Regional Spatial Strategy for the West Midlands (formerly Regional Planning Guidance 

11: Regional Planning Guidance for the West Midlands) 

 

2.20 The West Midlands Regional Assembly published Regional Planning Guidance for the 

West Midlands (RPG11) in June 2004.  It subsequently became the Regional Spatial 

Strategy for the West Midlands by virtue of the Planning and Compulsory Purchase Act 

2004 in September 2004. 

 

2.21 The overarching vision of the RSS for the West Midlands is for an ‘…economically 

successful, outward looking and adaptable Region, which is rich in culture and 
environment, where all people, working together, are able to meet their aspirations and 
needs, without prejudicing the quality of life of future generations.’ 

 

2.22 Rugeley is identified as an ‘other large settlement’, situated outside of the Major Urban 

Areas (MUAs).  Such settlements should build on their locational strengths, 
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environmental opportunities and linkages to improve local services and develop their 

own distinctive roles and character (paragraph 3.11). 

 

2.23 Policy UR2 designates Rugeley as a Local Regeneration Area, where local authorities 

and other agencies should seek to improve prospects by bringing forward local 

regeneration policies and programmes.  Where possible access should be improved 

between concentrations of local deprivation and need within such towns.  Any support 

for local regeneration programmes should not prejudice the need to focus resources 

within the MUAs. 

 

2.24 Policy UR3 states that town centres should be enhanced to play a leading role in urban 

renaissance programmes in order to provide services for local communities, a sense of 

identity and as drivers of economic growth.  The policy states that this will be achieved 

through: 

 
‘i) maintaining and enhancing the pattern of urban centres according to their function 

and role in the Region; 
ii) developing strategies to maintain and enhance the underpinning role of all urban 

centres to serve their local communities in terms of retail provision, access to 
services and cultural/leisure activities; 

iii) developing strategies to promote a sense of identity and local distinctiveness; 
iv) identifying and creating opportunities for development, particularly for business, 

retail, leisure, tourism, cultural, educational and other services which are accessible 
to all; 

v) adopting strategies to encourage more people to live in or close to centres through 
the reuse of sites, development of mixed-use schemes, the conversion of property 
and initiatives such as ‘living over the shop’; and 

vi) enhancing urban centres as the primary nodes of the public transport network.’ 

 

2.25 Policy CF3 sets out the maxima annual average residential completions to be 

achieved outside of the Major Urban Areas.  In Staffordshire, up to 2,500 dwellings 

should be provided between 2007 and 2011, and up to 1,600 between 2011 and 

2021.  There is a stated target of 66% of all dwelling completions in Staffordshire to 

take place on previously-developed sites. 

 

2.26 Policy PA11 identifies a network of town and city centres which should be the focus 

for major retail developments (i.e. those of more than 10,000 sq.m gross comparison 

goods floorspace1; there is no upper threshold on convenience goods2 floorspace) 

                                                      
1 PPS6 defines comparison goods retailing as the provision of items not obtained on a frequent basis. 
These include clothing, footwear, household and recreational goods. 
2 PPS6 defines convenience goods retailing as the provision of everyday essential items, including food, 
drinks, newspapers/magazines and confectionery. 
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and uses which attract large numbers of people.  Rugeley is not identified as one of 

these centres.  However, Policy PA11 states that: 

 
‘There are many other centres within the Region that meet local needs and development 
plans should identify and develop policies for such centres within their respective areas 
which best meet local needs.  Local authorities should be proactive in encouraging 
appropriate development to maintain and enhance their functions as town centres.’ 

 

2.27 Policy QE3 relates to the need to create a high quality built environment for all and 

states that: 

 
‘A.  Development Plans and other strategies should promote the creation of high quality 

built environments as part of urban and rural renaissance and the regeneration 
strategies for the Region’s cities, towns and villages; 

B. Particular attention should be given to: 
 i)  securing a high quality of townscape, urban form, building design and urban 

spaces, through the use of architecture, urban design and landscape design, 
which respects Regional and local character, culture and history; 

 ii)  promoting public art; 
iii) incorporating sustainability considerations such as energy and water 

efficiency, use of renewable energy, sustainable construction and drainage, 
building orientation, use of recycled materials minimisation of waste, 
construction materials, and prolonging the lifespan of buildings; 

iv) assessing and minimising the impacts of noise and light pollution as a result of 
development; 

v) creating safer environments which discourage crime; and 
vi) promoting community safety. 

C. Regard should be had to how land and buildings could be reused to achieve this 
objective.’ 

 

2.28 With regard to reducing the need to travel, Policy T2 states that local authorities, 

developers and other agencies should work together to reduce the need to travel, 

especially by car, and to reduce the length of journeys by: 

 

i) encouraging those developments which generate significant travel demands to 

be located where their accessibility by public transport walking and cycling is 

maximised, including close to rail and bus stations and Metro stops; 

ii) promoting patterns of development which reduce the need for travel; 

iii) encouraging developments which generate significant freight and commercial 

movements to locate close to rail freight facilities and the road traffic distribution 

network; 

iv) encouraging the use of telecommunications for the purpose of business and for 

other service provision; and 
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v) supporting the retention and enhancement of local service provision, especially 

where public transport provision is poor. 

 

Staffordshire and Stoke-on-Trent Structure Plan 1996 to 2011 

 

2.29 The Structure Plan was adopted on 10 May 2001 and sets out a broad planning 

framework in the period 1996 to 2011.  Many of the policies remain part of the current 

‘saved’ plan for the study area under the provisions of the Planning and Compulsory 

Act 2004. 

 

2.30 The Structure Plan identifies three sub-areas – Stoke-on-Trent and North 

Staffordshire, Southern Staffordshire (Central Crescent) and Eastern Staffordshire – 

which form the Plan area.  Rugeley Town Centre is contained within the southern 

Staffordshire sub-area, which includes the four districts of South Staffordshire, 

Cannock Chase and Tamworth, together with the southern part of Stafford Borough 

south of Stone. 

 

2.31 The sub-area strategy for southern Staffordshire builds upon initiatives already taken 

which provide a framework within which new development can take place, including: 

 
‘…significant past investment in the infrastructure of expanded towns; the 
redevelopment/reuse of vacant brownfield land with associated regenerative 
infrastructure investment; improvements and investment in public transport links and 

the environment.’ (Paragraph 4.29). 

 

2.32 With regard to town centres and retailing, the Structure Plan identifies that shopping 

is the function which underpins town centres but is by no means their only role.  In 

terms of Rugeley, the Structure Plan states that: 
 

‘…Rugeley and Burntwood, in particular, are in need of further improvement.  The town 
centres of these settlements are not sufficient to meet the requirements of the 

populations and are in need of expansion and upgrading.’ (Paragraph 10.5). 

 
2.33 The Structure Plan identifies a hierarchy of centres in the Plan area (Policy TC1) as 

follows: 

 

 Sub-Regional Centres: Stoke-on-Trent City Centre (Hanley); 

 Large Town Centres: Burton upon Trent, Stafford, Newcastle-under-Lyme, 

Tamworth, Lichfield; 

 Medium Town Centres and Conurbation District Centres: Cannock, Leek, 

Rugeley, Longton, Tunstall, Uttoxeter; 
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 Smaller Town Centres and Urban District Centres: Burslem, Kisgrove, Stoke-on-

Trent Town Centre, Stone, Cheadle, Biddulph, Burntwood, Penkridge, Codsall. 

 

2.34 In respect of these centres, Policy TC1 states that, ‘Proposals assisting the growth of 

any of these centres should be encouraged, as long as their fabric and character are not 

damaged nor the interests of other centres compromised’. 

 

Cannock Chase Local Plan 

 

2.35 Cannock Chase Local Plan was adopted on 1 March 1997.  We set out below the 

relevant policies that are ‘saved’ as part of the statutory development plan for the 

study area. 

 

2.36 The stated strategy of the Local Plan with regard to commercial development is to: 

provide shops, offices and other commercial facilities within the district in order to 

retain a higher proportion of expenditure within the District; and provide a wider range 

of employment opportunities thereby reducing the need to travel to shop or work. 

 

2.37 There are five conservation areas located within the study area, these being Rugeley 

Town Centre; Church Street; Talbot Street/Lichfield Street; Bow Street/Sheep Fair; 

and, the Trent and Mersey Canal.  The conservation areas are denoted on the Issues 

and Options consultation leaflet that accompanies this report. 

 

2.38 Policy B3 states that, within conservation areas, new development should be of the 

highest standards of design and will only be permitted where it respects the character 

of the existing architecture and makes a positive contribution to the area.  Consent to 

demolish a building will be granted only where it can be shown that it is beyond 

repair, incapable of beneficial use, of inappropriate structure or design, where its 

removal or replacement would benefit the appearance of the area, and where there 

are approved, detailed plans for redevelopment. 

 

2.39 Policy BP1 indicates that the District Council will implement improvement schemes 

within Cannock and Rugeley Town Centres, as defined on the Proposal Map.  With 

respect to Rugeley Town Centre, the policy states that, ‘Whilst some development has 

taken place in and around the main shopping streets, there are opportunities to improve 

the areas around the fringes’. 

 

2.40 With regard to proposals for residential development, Policy H2 states that the 

Council will take into consideration changing needs and demands and, where 

appropriate, will seek developments which include a mix of dwelling size and house 
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type, including housing affordable to those on low incomes.  On appropriate sites, the 

District Council will seek to negotiate with developers for a proportion of affordable 

housing.  The level of provision will be determined on a site by site basis having 

regard to housing needs at that time and other factors such as market and site 

conditions and infrastructure requirements. 

 

2.41 Policy H7 states that, where appropriate, the Council will seek the residential use of 

disused and under-utilised upper floors of shops and businesses within town centres. 

 

2.42 Chapter 7 of the Local Plan sets out the Council’s retail policies and states that: 

 
‘Rugeley, in the northern half of the District, serves the town and a rural hinterland 
radiating beyond the Local Plan area.  The centre retains its medieval street layout 
which, in 1973, formed the basis of the designation of the Rugeley Town Centre 
Conservation Area.  This historic townscape requires investment to maintain its quality.’   

   

2.43 However, most of the plan’s policies relating to retail and town centres pre-date the 

publication of PPS6 and have not been ‘saved’ as part of the development plan. 

 

2.44 The Local Plan indicates that District’s canals are seen as an under-utilised 

recreational resource and that there is potential for their enhancement and 

development for tourism and recreation.  Policy TR3 states that, ‘The District Council 

will encourage the use of canals for recreation purposes’. 

 
Emerging Development Plan 
 
Regional Spatial Strategy 

 

2.45 In approving the Regional Spatial Strategy for the West Midlands in June 2004, the 

then Secretary of State identified a number of policy issues that needed to be 

addressed in future revisions to the document. 

 

2.46 Revision 1 was the subject of an Examination in Public in January 2007 and relates to 

the Black Country local authority areas of Dudley, Sandwell, Walsall and 

Wolverhampton.  It is not of relevance to the production of the AAP. 

 

2.47 Revision 2 relates to housing, employment, centres, transport and waste.  The Spatial 

Options document was made available for consultation between January and March 

2007. 
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2.48 With regard to housing, the document provides three separate options for the most 

appropriate level and distribution of housing development for the Region.  Option 1 

makes provision for a maximum of 6,000 new dwellings between 2001 and 2026 in 

Cannock Chase District, whilst Options 2 and 3 make provision for 7,000 dwellings.  It 

should also be noted that the Cannock Chase Local Development Framework Site 

Allocations Issues and Options document (which we consider below) makes provision 

for a housing supply Option 4 of 8,542 dwellings over the same timer period.  This 

option is based on the annual housing provision in the existing RSS for the West 

Midlands (September 2004). 

 

2.49 With regard to retail, the Spatial Options document dwells principally upon the 

Region’s Strategic Centres – of which Cannock is the only one within the District – and 

is not therefore of great relevance to this particular commission. 

 
 Cannock Chase Local Development Framework  
 
2.50 In considering the implications of the new planning system, Cannock Chase Council 

resolved in March 2003 that work on the preparation of the Cannock Chase Local Plan 

(Replacement) 2001-2011 would cease and that work be commenced on the 

preparation of the Local Development Framework. 

 

2.51 The production of the other development plan documents which form the Cannock 

Chase LDF is still at a relatively early stage.  Consultation on the Core Strategy, Site 

Allocations and Development Control Policies Issues and Options Development Plan 

Documents commenced in May 2007. 

 

Core Strategy

 

2.52 With regard to Rugeley, paragraph 1.25 of the Core Strategy Issues and Options 

states that shopping is focused on the historic street pattern of the town centre 

extended in 1985 with a large supermarket at its northern eastern end.  The centre has 

a gross retail floorspace of 31,500 sq.m.  There are a few specialist retail shops on 

industrial estates but no purpose built out-of-centre retail park. 

 

2.53 Paragraph 2.1 sets out the spatial vision of the Core Strategy, which is ‘to create a 

District which is attractive, safe, prosperous, accessible and of diverse character, 
providing for the needs of Cannock Chase residents in an equitable and sustainable way.’ 

 

2.54 Paragraph 5.10 states that the Council’s vision for the town centres is to build on their 

respective strengths, their distinct and individual characteristics and their range and 
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quality of services, facilities and activities, particularly those related to retailing, 

employment and leisure activities.  The Council will also seek to maintain the town 

centres as attractive and safe locations in which to live. 

 

2.55 In order to achieve this, the Council will promote: 

 

 a safe and attractive environment, through design, landscaping and tree planting; 

 a strong day and evening economy; 

 the development or redevelopment of key sites that would act as a catalyst for 

further regeneration; 

 mixed-use development, including business, retail, leisure and housing; 

 improved accessibility by public transport, walking and cycling; and 

 a parking strategy which gives priority to residents, shoppers and business users, 

with improved safety and information, based on the provision of maximum parking 

standards. 

 

2.56 The Core Strategy Issues and Options consultation document states that: 

 
 ‘The three town centres contain a number of sites which already have recognised 

development potential.  Some of these are in use as car parks and represent 
opportunities to improve the appearance and functions of the town centres.  It will also be 
important to ensure that details of the street scene which create interest, such as shop 
fronts, paving, seats, signs, landscaping and public art, are well designed and 
maintained.’ 

 
Site Allocations

 
2.57 The Site Allocations Development Plan Document will identify the extent and location 

of new development sites in the district, and set out related planning policy. 

 

2.58 As we have noted above, the Site Allocations Issues and Options consultation 

document acknowledges the three housing supply options detailed in the emerging 

RSS for the West Midlands, but also provides a further Option 4.  Option 1 provides for 

a maximum of 6,000 dwellings in the district in the period 2001 to 2026; Options 2 and 

3 provide for a maximum of 7,000 dwellings; and Option 4 provides for a maximum of 

8,542 dwellings over the same time period. 

 

2.59 With regard to retail, the Issues and Options indicates that: 

 
 ‘The evidence indicates a need for a further large supermarket to serve the needs of 

Rugeley, together with a limited amount of additional comparison goods floorspace.  The 
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analysis undertaken at the time of the 2002 Tesco application at Leathermill Lane/Power 
Station Road concluded that there was not a suitable site within the existing tightly drawn 
town centre boundary.  The one in-town site debated at the Tesco Inquiry at Wellington 
Drive, is now committed by a resolution to grant planning permission for non-food retail, 
leisure and residential development.’ 

 

2.60 The Site Allocations Issues and Options document proposes an extended town centre 

boundary for Rugeley which includes the Leathermill Lane/Power Station Road (former 

Celcon Blockworks site).  The extended boundary was first set out in the Council’s 

Local Development Scheme document, published February 2005, and was also 

proposed by the Development Control Policies Issues and Options consultation 

document, published May 2007.  
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3 PREVIOUS BASELINE RESEARCH 
 

3.01 A number of studies have been carried out to inform the emerging Cannock Chase 

Local Development Framework.  The most pertinent to Rugeley Town Centre are 

considered below. 

 

 Town Centres Retail Health Check, White Young Green (March 2004) 
 

3.02 White Young Green was commissioned by Cannock Chase District Council to assess 

the economic health and environment quality of the District’s three main town centres 

Cannock, Rugeley and Hednesford.  The report sets out baseline data from which 

strategic judgements can be made to maintain and enhance the vitality and viability of 

these key centres. 

 

3.03 Paragraph 6.21 of the report concludes that, whilst Rugeley Town Centre is not as 

large as Cannock Town Centre, and does not provide the same range of food and non-

food shopping, its role and function in the north of the District is as important as 

Cannock’s in the south.  However, given the proximity of major centres such as 

Stafford and Lichfield, it is evident that there is a significant loss of trade from 

Rugeley’s primary catchment to these competing centres.  This is particularly true for 

Stafford, which not only draws a significant proportion of non-food trade from 

Rugeley’s catchment, but more importantly draws significant convenience goods trade 

from the primary catchment. 

 

3.04 Paragraph 6.22 states that, ‘…we would expect a centre such as Rugeley to perform a 

much stronger convenience role with less of the focus on non-food goods, which are 

found in higher order centres’.  The report indicates that the location of any additional 

should seek to maximise linkages with the town centre.   

 

3.05 Paragraph 6.24 indicates that, in considering the need for new retail development in 

Rugeley, it is evident that there are limited opportunities for comprehensive 

redevelopment to take place.  It is notes that the Council has produced a development 

brief for the part of the town centre referred to as Wellington Drive.  The brief 

recognises that the site has good development potential, but that it is currently in poor 

condition and mainly comprises uncoordinated backland development, service areas 

and vacant premises.              

 

3.06 The Celcon Blockworks/Leathermill Lane site is identified as a potential opportunity.  

The report cautions that ‘…the linkages between the existing town centre and the Celcon 

Blockworks site would have to be significantly enhanced for the site to function as an 
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effective edge of centre location and a natural expansion of the town centre’.  Paragraph 

6.25 of the report also recognises the opportunity to use the canal as a stimulus to 

encourage development and activity in this direction in the future.  Any potential 

developments outside the defined Rugeley Town Centre would have to form part of a 

comprehensive masterplanning exercise or development framework exercise to ensure 

that effective linkages can be established and high quality design can be provided to 

compliment the historic core of Rugeley Town Centre. 

 

3.07 The report also indicates that it is evident that traders within Rugeley would also 

welcome a Town Centre Management Resource, which they feel would contribute 

significantly to the vitality and viability of Rugeley Town Centre and would have a 

positive impact upon local business confidence (paragraph 6.31). 

 

3.08 Paragraph 6.32 concludes that, ‘Overall, whilst Rugeley shows signs of vitality and 

viability and is clearly not affected by deep-rooted economic problems, it is evident that 
there is vulnerability within the town centre’.  

 

Rugeley Retail Study, White Young Green (April 2005) 
 

3.09 The Rugeley Retail Assessment provided an evaluation of the likely quantum of 

floorspace that could be supported in Rugeley through to 2016 in order to underpin 

statutory development plan policy.  In particular, the study: 

 

 provides a detailed assessment and analysis of future trends retailing in Rugeley; 

 assesses the amount of comparison and convenience floorspace ‘required’ in 

Rugeley up to 2016; and 

 examines the role and function of Rugeley Town Centre and how this impacts on 

food and non-food shopping patterns (paragraph 1.03). 

 

3.10 The report utilises the Household Survey undertaken by GL Hearn in October 2001, 

prior to the submission of a planning application for a Tesco superstore at the Celcon 

Blockworks/Leathermill Lane site.  The survey was completed in October 2001 and 

involved interviewing 1,000 households within the defined catchment.  It should be 

noted that the survey was conducted some years ago and that trading conditions have 

changed somewhat since its completion.  In particular, the Safeway store now trades 

as Morrison’s, the Kwik Save store at Springfields Road trades as Somerfield and the 

town centre Somerfield store at Brewery Street has closed.  Part of the Brewery Street 

store has been converted to a bar/restaurant. 

 

3.11 Outside the survey catchment area, Tesco has relocated and expanded its operation 

at Stafford, and significant additional retail floorspace has been provided at Madford 
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Retail Park and Friary Retail Park in Stafford.  All of these developments are likely to 

further increase the trade draw from Rugeley. 

 

3.12 Notwithstanding this, the key headline findings of the household survey undertaken by 

GL Hearn can be summarised as follows: 

 

 Within the defined catchment, 59% of people undertaking main food shopping trips 

did so at facilities within Rugeley.  The most popular foodstore destination 

identified in the catchment area was the Morrison’s store (then trading as 

Safeway) at Market Street, Rugeley, which was identified to have a market share 

of 46%, with the next popular store being the Asda at Lammascote Road in 

Stafford, which attracted a market share of 9%.  Other convenience facilities within 

Rugeley attract a much lower market share still. 

 

 Over 50% of respondents undertook ‘top-up’ spending between their main food 

shop, with the most popular destination again being the former Safeway store in 

Rugeley (28% of the ‘top-up’ spend).  Overall, 76% of people undertaking ‘top-up’ 

food shopping trips did so at facilities within the catchment area. 

 

 With regard to non-food shopping, the Household Survey indicates that Rugeley 

attracts a limited market share.  The limited retail provision in this sector and the 

close proximity of larger centres such as Stafford and Cannock has a major impact 

on shopping patterns in the catchment area. 

 

 Taking the example of clothes and shop shopping, less than 14% of respondents 

stated that they use facilities within Rugeley as their usual destination.  In contrast, 

facilities in Stafford were the usual destination for 34% of respondents. 

 

3.13 The study concludes that there is likely to be sufficient capacity within the defined 

catchment to support a medium sized supermarket in the future.  The provision of 

another main food shopping destination within Rugeley would significantly add to 

consumer choice and help prevent unnecessary trips to foodstores elsewhere in 

Stafford and Lichfield (paragraph 9.07). 

 

3.14 Paragraph 9.08 states that the Council will have to carefully consider the location of 

any proposed new store to ensure that linkages with the town centre are maximised.  

The study indicates that opportunities for retail development within the defined 

boundary of Rugeley Town Centre are likely to be limited and that consideration may 

have to be given to extending the Town Centre’s primary shopping area. 
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3.15 With regard to comparison goods retailing, the market share achieved by Rugeley is 

particularly limited (paragraph 9.09).   The study concludes that it would be 

unreasonable to assume that the city could go ‘head-to-head’ with major centres such 

as Stafford and Lichfield in terns of comparison goods shopping.  Rather, the need for 

both quantitative and qualitative improvements in order to reduce unnecessary car 

journeys and provide greater consumer choice at the local level is emphasised. 

 

3.16 Paragraph 9.10 states that, in developing a future strategy for enhancing the 

comparison goods offer within Rugeley, consideration will need to be given to the type 

of retailing that is provided to ensure that both high street and retail warehouse 

floorspace is provided in order to compete more effectively with the significant facilities 

already located at Stafford.  The study indicates that there is a clear need over the plan 

period to ensure that the growth forecast in comparison goods expenditure is captured 

and opportunities are presented to further enhance Rugeley’s market share and 

improve its competitive stance in relation to the ongoing growth in Stafford and 

Lichfield. 

 

Cannock Chase Urban Capacity Study (October 2005) 
 
3.17 The 2005 Urban Capacity Study was undertaken to form part of the information base 

for the LDF.  Its stated purpose is to inform the preparation of the Core Strategy for the 

future development of the District, and the allocation of sites for residential 

development within the Site Allocations DPD in the LDF.  The Study’s principal focus is 

housing capacity within the District’s urban areas in the period to 2011, but 

consideration is also given to the suitability of identified sites for other land uses. 

 

3.18 The Cannock Chase urban area is sub-divided into a number of smaller character 

areas.  Two sub-areas fall within the AAP study area, these being Rugeley Town 

Centre and Love Lane/Trent and Mersey Canal Side.  Rugeley Town Centre is 

described as being: 

 
‘Mixed use.  Predominantly retail, some residential, church, youth club, vets, public 
houses, etc.  Supermarket and local shopping centre with accompanying parking.  Busy 
roads, high volumes of traffic.  Attractive housing at Anson Street; spacious semi-
detached properties with hard-standing but no garages, including Victorian properties 
with moulded detailing, e.g. cornices, dentils, etc.’ 

 

3.19 The character of Love Lane/Trent and Mersey Canal Side is summarised as follows: 

 
‘Residential.  Mobile-home park.  Small areas of derelict land and derelict buildings.  
Interesting nineteenth-century canalside brick warehouse requiring some work.’ 
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3.20 The Urban Capacity Study identifies five sites with the AAP study area considered 

suitable for redevelopment in the period to 2011.  The five sites are set out in the 

below table.  A partial update of the study has subsequently taken place to take 

account of new developments in the year to 1 April 2006, but no further sites within the 

AAP boundary have been identified. 

 
Table 3.1 Urban Capacity Sites Within Rugeley AAP Study Area 

Site 
Ref 

Location and Status Likely Use and Source of 
Potential 

RF01 Land between Leathermill Lane / Power 
Station Road, Rugeley 
Development potential, no planning permission 

Retail 
Review of other allocations in 
Local Plan 

RG01 Units on corner of Horse Fair and St. Paul’s 
Road, Rugeley 
Retention of current use 

Mixed Uses inc. Residential 
Redevelopment of existing use 

RG02 Telephone exchange, Rugeley 
Development potential, no planning permission 

Mixed Uses exc. Residential 
Previously developed land and 
buildings 

RI01 Land off Love Lane, Rugeley 
Development potential, no planning permission 

Industrial or Commercial 
Redevelopment of existing use 

RI02 Land off Mill Lane, Rugeley 
Development potential, no planning permission 

Mixed Uses inc. Residential 
Redevelopment of existing use 

 

3.21 All of these sites – along with those identified by a survey of the study area and 

through discussions with Council officers – have been considered for inclusion as 

opportunity sites in the Issues and Options consultation document.  However, only 

those thought to have realistic development potential over the next 10 years have been 

identified in Section 5 of this report and in the Issues and Options consultation leaflet. 
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4 RUGELEY TOWN CENTRE: THE PRESENT 
 

 Character Audit 

 
4.01 Rugeley has a long history as a market town and has benefited from a prosperous 

mining and industrial community since the early 13th century.  This has provided the 

town with a varied townscape comprising of period buildings organised around small 

scale public squares, through to modern industrial zones organised around functional 

infrastructure.   

 

4.02 Lower Brook Street and Market Street is a pedestrian priority zone which widens at 

key junctions to form squares which include Market Square.  These streets and 

squares form the historic spine of the town centre which now serves as the town’s 

primary retail area.  Opportunities exist to present this area through a series of 

gateways located at key access points.  Landscape treatments within this area would 

benefit from modernisation and perhaps increased interaction with the brook which 

lies culverted beneath much of the town centre.  Design focus should be placed on 

connective themes and interventions which support the potential to accommodate 

events and gatherings. 

 

4.03 The predominantly period streetscape provides a varied backdrop which ranges 

between two and four storeys, predominant materials being brick and render with 

stone dressings.  Modern ground floor shop fronts detract from the original 

architecture of these buildings and as a result the success of these streets relies on 

the variety of original facades present at upper floors levels. Modern buildings within 

this area offer little architectural interest and jar with the town’s historic building fabric.  

 

4.04 The human scale of the historic town centre contrasts with the area flanked by 

Leathermill Lane and the Trent and Mersey Canal, which is predominantly industrial 

in nature.  Although some environmental improvement works to better link the canal 

with the town centre were carried out in 1999 as part of the Trent Challenge SRB 

scheme, the potential of the canal has largely been overlooked in recent decades in 

favour of a townscape which is orientated towards road distribution.  Improvements to 

the towpath and Love Lane would improve the Canal’s potential to act as a catalyst 

for new development, which would in turn better connect the Celcon 

Blockworks/Leathermill Lane development site with the rest of the town centre. 

 

4.05 Rugeley Town Centre would benefit from redevelopment sympathetic to its five 

conservation areas, with emphasis placed on improving the public realm.  Where 

possible, connectivity should be encouraged and the town’s existing theme of 
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connected squares should be extended.  Whilst avoiding pastiche interpretations, 

appropriate architectural styles for new developments should include references to 

the varied themes of Rugeley’s historic building stock. 

 

SWOT Assessment 
 

4.06 The Town Centres Retail Health Check sets out a SWOT assessment of Rugeley 

Town Centre.  We have updated this assessment to take into account recent 

developments in the town and to tailor it specifically to the requirements of the AAP.  

In particular, the analysis reflects the fact that a number of convenience food stores 

have closed in Rugeley over recent years, thus significantly reducing the offer in this 

sector. 
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Table 4.1 SWOT Analysis of Rugeley Town Centre 

Strengths Weaknesses 

 High quality of the built form in the 
conservation areas; 

 Pedestrianisation of principal retail areas; 

 Reasonable accessibility by a variety of 
modes of transport and strong walk-in 
catchment; 

 Relatively few vacant units; 

 Well located car parking that is 
reasonably priced; 

 Good range of community facilities. 

 An under represented convenience goods 
sector which is dominated by a single store 
after a number of retailers have vacated 
premises over recent years; 

 An under represented comparison goods 
sector; 

 Significant loss of trade to competing 
centres; 

 The indoor market has a poor image and a 
number of vacancies; 

 Inappropriate 1960s infill development 
sited in amongst the historic core of the 
town centre; 

 Problems with the overall maintenance of 
the public realm and the maintenance of 
some of Rugeley’s most historic buildings; 

 Poor quality of main gateways, such as 
Horse Fair and Elmore Lane;  

 Poor pedestrian/public transport links 
between the town centre and Rugeley 
Town and Rugeley Trent Valley railway 
stations; 

Opportunities Threats 

 Strong need for additional convenience 
floorspace to help claw back trade and 
further support the vitality of the centre; 

 Potential to refurbish or redevelop market 
building and immediate surrounding 
area; 

 Significant redevelopment opportunity at 
Wellington Drive and at Celcon 
Blockworks/Leathermill Lane; 

 Potential to open up area around canal, 
refurbish historic buildings around the 
waterside, and introduce additional 
residential and food and drink uses; 

 Opportunity for environmental 
improvements, particularly around Horse 
Fair; 

 Proposed hourly rail service from 
Rugeley Trent Valley from 2008 to 
Crewe, Milton Keynes, Northampton and 
London Euston. 

 Opening of Rugeley Bypass will remove 
heavy traffic from the town centre and 
create a safer and more attractive place 
to live, work and visit. 

 Lack of visitors/tourists; 

 Strong competition from nearby centres 
such as Stafford, Lichfield and Cannock; 

 Rugeley Bypass could make the town 
centre more remote and reduce passing 
trade. 

 Recent withdrawal of three peak bus 
services on Springfields, Pear Tree and 
Upper Brereton routes. 
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5 RUGELEY TOWN CENTRE: THE FUTURE 
 
 Future Aspirations 
 

5.01 Rugeley’s requirements over the next decade are well documented and are set out by 

existing planning policy. 

 

5.02 In particular, we again note paragraph 10.5 of the adopted Staffordshire and Stoke-on-

Trent Structure Plan which identifies Rugeley as being in need of further improvement 

and states that the town centre is not sufficient to meet the requirements of the 

population and is ‘…in need of expansion and upgrading’. 
 

5.03 Furthermore, Policy BP1 of the adopted Cannock Chase Local Plan identifies a need 

to implement improvement schemes within Rugeley Town Centre and indicates that 

there are development opportunities at the periphery of the main shopping streets. 

 

5.04 The Rugeley Retail Study reported that it is likely that there is sufficient capacity within 

the town to support a medium sized supermarket and that the provision of another 

main food shopping destination within Rugeley would significantly add to consumer 

choice and help prevent unnecessary trips to foodstores in neighbouring towns. 

 

Strategic Objectives 
 

5.05 In order to help facilitate the required improvements to Rugeley Town Centre, we have 

identified five strategic objectives, targeted towards improving a specific aspect of the 

town centre’s offer.  We set out below each of these key objectives, along with the 

possible available options for improvement.  

 
Shopping 

 
5.06 The key objective is to ensure that suitable redevelopment opportunities within and 

on the edge of the town centre can be provided over the next ten years to deliver 

further retail floorspace which will enhance Rugeley’s ability to capture local 

expenditure. 

 

Options 

 

1. Identify redevelopment opportunities within the existing town centre that will be 

able to accommodate large footprint development, including a new supermarket. 
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Opportunities: Strong linkages could be achieved with the established retail core 

with an increased likelihood of linked trips. 

 

 Threats: Rugeley’s historic core does not easily lend itself to the identification of 

large redevelopment opportunities.  The viability of this option may be 

constrained by land assembly issues and whether or not such developments can 

physically be accommodated. 

 

2. Explore the potential of expanding Rugeley Town Centre through the 

development of edge of centre sites which may have the ability to accommodate 

large footprint development, including a new supermarket. 

 

Opportunities: Edge of centre sites outside the established retail core are more 

likely to be easily assembled and therefore delivered. 

 

Threats: There is a need to ensure that the developments do not operate as 

standalone retail destinations and are functionally and physically linked to the 

established core. 

 

Movement and Access 

 
5.07 The key objective is to encourage travel by means other than the private motor car 

and maximise the potential of existing transport facilities. 

 

Options 

 

1. Reconfigure and rationalise the bus station layout, which may allow some land to 

be released for other uses. 

 

Opportunities: The bus station currently occupies a large footprint relative to the 

amount of services provided and the release of some land for alternative uses 

may enable the regeneration of a wider opportunity site. 

 

Threats: Any alteration to the bus station and its layout must result in an 

improved, rather than reduced service, for passengers. 

 

2. Construct a new link bridge to better integrate the Celcon Blockworks/Leathermill 

Lane site with the rest of the town centre. 
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Opportunities: The site is currently is separated from the retail core by the Trent 

and Mersey Canal and an improved link would greatly improve the site’s 

development potential. 

 

Threats: The Trent and Mersey Canal around the junction of Love Lane and 

Leathermill Lane has the potential to act as a catalyst for development 

appropriate to a waterside location.  Any highway improvement must be sensitive 

to its setting and not compromise adjacent development opportunities. 

 

3. Construct a more direct pedestrian link between Rugeley Town railway station 

and Horse Fair through the creation of a new footpath along National Rail land. 
 
Opportunities: A more direct, signposted link would better integrate the station 

to the town centre, and may lead to an increase in the use of rail services. 

 

Threats: The likely route of the link would have only a limited beneficial effect on 

the walking time to the town centre and is not particularly well overlooked. 

 

4. Promote accessibility by encouraging improved pedestrian linkages as part of 

new developments. 

 

Opportunities: Rugeley Town Centre is currently inward-looking and does not 

relate well to potential development sites which lie outside the existing retail core.  

Improved pedestrian connections would increase linked trips and make the 

development of edge of centre sites more viable. 

 

Threats: The AAP boundary includes five Conservation Areas and any improved 

pedestrian linkages must respect Rugeley’s historic street pattern and buildings. 

 

Conservation and the Built Environment 

 
5.08 The key objective is to enhance the built environment in order to create a coherent 

and attractive town centre which is an enjoyable place to live, work and visit. 

 
Options 

 

1. Support opportunities to enhance the setting of the Trent and Mersey Canal, 

including the encouragement of new development appropriate to a waterside 

setting. 
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 Opportunities: Much of the land adjacent to the canal is currently occupied by 

industrial uses which are often unattractive and do not benefit from adjoining the 

canal.  The appropriate redevelopment of sites – for uses which may include 

housing and high quality food and drink – would provide an opportunity to bring in 

more suitable land uses and capitalise on this important asset. 

 

 Threats: Development should not unduly screen the canal from the surrounding 

area and should ideally allow greater public access.  

 

2. Set out specific policies to enhance the existing conservation areas and the 

setting of listed buildings, and to encourage the highest standards of design for 

new development. 

 

Opportunities: Additional guidance, tailored to the specific needs of Rugeley 

Town Centre, could act to provide further justification to refuse planning 

permission for inappropriate development within the AAP boundary and, in 

particular, within the five conservation areas. 

 

Threats: An additional tier of design policy beyond that provided by the Local 

Development Framework Development Control Policies document may not be 

required and could be overly restrictive if not carefully drafted. 

 

3. Ensure that developer contributions are directed towards environmental 

improvements which will assist in integrating new development with existing town 

centre facilities. 

 

Opportunities: Developer contributions could assist in funding the improvements 

necessary to enhance the public realm and integrate new development to the 

existing prime retail patch.  Such works may not be able to be funded through 

public sector investment alone.  In July 2007 the Council published a draft 

Developer Contributions Supplementary Planning Document to provide greater 

certainty as to the level of contribution that will be expected. 

 

Threats: Contributions must be fairly calculated and not act as a barrier to 

investment. 
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Housing 

 
5.09 The key objective is to encourage an increase in town centre living through offering a 

range of housing types and tenures in high quality developments. 

 

Options 

 

1. Allocate specific sites for housing within the AAP boundary. 

 

Opportunities: There are number of sites situated just outside the existing retail 

core that are currently vacant or are likely to become available for development in 

over the Local Development Framework timeframe.  The allocation of such sites 

for housing would assist in bringing them forward for redevelopment. 

 

Threats: The identification of individual sites for residential development may 

discourage the provision of housing as part of larger, mixed-use schemes.  

 

2. Give priority to achieving a good residential mix and range, including affordable 

dwellings and homes suitable for families. 

 

Opportunities: A mix of dwelling types will ensure a socially mixed, sustainable 

population that is well located to take advantage of Rugeley’s retail, employment 

and education opportunities. 

 

Threats: Many of the town centre opportunity sites suitable for residential 

accommodation may be suitable for one and two bedroom residential units which 

are often taken up by younger residents.  This can result in instances of anti-

social behaviour and create a transient population with a limited sense of 

community.   

 

Community, Leisure and the Arts 

 

5.10 The key objective is to support development of more community, leisure and arts 

facilities in the town centre and to develop the evening economy. 

 

Options 

 

1. Encourage the location of a limited number of quality food and drink operators 

towards the Trent and Mersey Canal, possibly as part of mixed-use development 

proposals. 
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Opportunities: The canal is a currently under-utilised resource and has potential to 

act as the setting for high quality food and drink development, which would 

significantly add to Rugeley Town Centre’s overall offer. 

 

Threats: There are a number of residential dwellings in proximity to the canal and 

any operation must be capable of being accommodated without having a detrimental 

effect on residential amenity. 

 

Key Opportunity Sites 
 

5.11 We now consider the site specific opportunities apparent in Rugeley Town Centre and 

the future land uses which may be appropriate to particular sites.  Opportunity sites 

have been identified through the review of previous studies, consultation with the 

Council and key stakeholders, and through our own surveys of the town centre. 

 

5.12 The sites range from those already benefiting from an extant planning permission to 

those recently identified as having potential for redevelopment over the LDF period.  

We provide a summary of the existing character of each site, set out each site’s 

significant planning history over the last ten years, and provide an indication as to likely 

appropriate future land uses.  At Appendix X we attach a plan illustrating the extent of 

each site. 

 

 Site 1: Aelfgar Centre/Former Squash Courts, Taylors Lane 

 
5.13 The Aelfgar Centre is still in use as the sixth form college of Rugeley’s two secondary 

schools, Fair Oak Business & Enterprise College and Hagley Park Sports College.  We 

have spoken with Officers of both Cannock Chase Council3 and Staffordshire County 

Council4 who inform us that consideration is currently being given to the Centre’s 

relocation to a replacement facility on part of the playing fields between the two 

secondary schools.  The squash courts and car park located to the south-east in the 

ownership of Cannock Chase Council would form part of any future redevelopment 

site. 

 

5.14 The site is physically separate from the town centre shopping area and is surrounded 

on three sides by residential dwellings.  Accordingly, the site may be suitable for 

residential development.  Additional housing in this location would provide excellent 

                                                      
3 Debbie Harris, Principal Economic Development Officer, Cannock Chase Council 
4 Stewart Lane, Children and Lifelong Learning Department, Staffordshire County Council Estates 
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linkages with town centre services and with public transport.  The site has not been the 

subject of any significant planning application over the past decade.   

 

Site 2: Land adjacent to The Vine Public House, Crossley Stone 

 
5.15 The site is situated to the rear of The Vine public house at the junction of Lion Street 

and Crossley Stone, and is located within the Sheep Fair/Bow Street Conservation 

Area.  The site is part utilised as car parking for the pub and is accessed from Lion 

Street. 

 

5.16 Licensed premises adjoin the site to the south-east; otherwise the surrounding area is 

predominantly residential, comprising mainly two-storey terraced semi-detached and 

detached dwellings.  Planning permission was granted by the Secretary of State on 14 

May 2007 for 16 flats for the elderly with associated car parking, after the application 

was originally refused at committee on 13 September 2006.  The proposal comprises 

two and three storey buildings facing Lion Street and the rear of The Vine, with the 

third storey – restricted to the rear of The Vine – located in the roofspace. 

 

Site 3: Former Nursery Premises, Bow Street 

 
5.17 The former Bow Street Pre-School Nursery was destroyed by fire in 2005, with the 

nursery relocating to the former Rugeley Town Council Chamber.  Whilst the relocation 

is currently on a temporary basis, the nursery has expressed an interest in securing a 

more permanent lease, which would result in the Bow Street premises being available 

for redevelopment.  The freehold to the former nursery is held by Cannock Chase 

Council. 

 

5.18 The site occupies a relatively prominent position at the corner of Bow Street and 

Elmore Lane and suitable future uses may include a replacement community provision 

or redevelopment for residential use.  No planning applications have been submitted 

for the site in the last ten years. 

 

 Site 4: Former Garage/Workshop, Market Street 

 
5.19 The site is currently occupied by a garage and land to the rear which is largely 

inaccessible but which appears vacant.  The site is bounded by Market Street to the 

north and east, the telephone exchange, Red Lion pub and car park to the south, and 

residential dwellings to the west.  The Red Lion pub is listed. 
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5.20 An application for planning permission for development of the land behind the garage 

for residential dwellings was refused by the Council on 14 January 2005.   The 

application sought permission for a total of 25 two and three storey apartment and was 

refused due to the proposal adversely affecting the setting of a listed building, 

problems with access, and siting. 

 
Site 5: Land adjacent to the Red Lion Public House 

 

5.21 The site comprises a private car park for the public house, with an area of grass and 

trees to the rear.  A temporary building stands near the rear of the site.  The site is 

bounded by vacant land and a residential dwelling to the north, Market Street to the 

east, the Red Lion public house and car parking to the south, and the telephone 

exchange to the west.  The southernmost part of the site lies within the Rugeley Town 

Centre Conservation Area.  

 

5.22 The land is the subject of a planning permission for residential apartments, which was 

resolved to be approved on 12 July 2006, subject to legal agreement.  The proposal 

comprises 19 two and three storey flats and associated car parking, the formation of a 

vehicular access to the Red Lion public house, and a new delivery access for the pub 

with gates and ramp. 

 

Site 6: Rugeley Market Hall, Bus Station and Surrounding Area 

 
5.23 The bus station, market hall and some of the surrounding land are currently considered 

to be underutilised resources and suitable for appropriate redevelopment.  The site is 

bounded by Elmore Lane to the south-west and west, and commercial premises at 

Anson Street and Lower Brook Street to the north and east.  The easternmost part of 

the site lies within Rugeley Town Centre Conservation Area. 

 

5.24 The market hall is the subject of a number of vacant units and is need of updating or 

redevelopment.  The bus station directly adjoins the market hall and is relatively large 

for the number of services it caters for.  Additionally, there are retail units on Lower 

Brook Street and service areas off Elmore Lane which could form part of a wider site.  

The surrounding area is principally retail in nature and, given the site’s location, may 

be suitable for a mixed-use scheme, incorporating additional retail floorspace along 

with residential units.  There are currently no significant extant planning permissions 

relating to this site. 
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Site 7: Land off Wellington Drive 

 
5.25 The Wellington Drive site is currently used primarily as a car park, but also includes 

extensions to properties on Horse Fair that have been developed on an ad-hoc basis 

over a number of years.  As such, in addition to providing an opportunity for additional 

floorspace, development could visually improve this backland site. 

 

5.26 The site is almost completely bounded by the rear of commercial premises situated at 

Horse Fair, Lower Brook Street and Brewery Street, with access being achieved via 

Wellington Street at the eastern corner.  Given its central location, the site is poorly 

connected to the prime shopping circuit and is largely hidden from view.  However, it is 

currently well used as a car park. 

 

5.27 The site is subject to a planning application for new shopping, business, office and 

residential development, which was resolved to be approved on 1 June 2005, subject 

to legal agreement.  The retail element of the application is for open A1 use and could 

be occupied by both non-food and food retailers.  

 

Site 8: Celcon Blockworks, Leathermill Lane and Surrounding Area 

 

5.28 This site comprises the former Celcon Blockworks site, residential dwellings at 

Leathermill Lane and Love Lane, a caravan park at Love Lane, commercial premises 

to the north of Leathermill Lane, and commercial and residential properties adjoining 

the Trent and Mersey Canal at Mill Lane.  Celcon ceased their Rugeley operation in 

the early 1990s and their former works is currently vacant.  The wider site is subject to 

a number of different current land uses, but taken as a whole offers significant 

redevelopment opportunities that could significantly improve Rugeley Town Centre’s 

‘offer’.  In particular, there may be opportunities to better utilise the canal, possibly in 

connection with food and drink or residential uses, though consideration must be given 

to this part of the site’s inclusion within the Trent and Mersey Canal Conservation 

Area. 

 

5.29 The former Celcon Blockworks site, along with some of the adjoining properties, is in 

the ownership of Tesco.  A planning application, submitted in 2000 for a foodstore, 

non-food retail units and petrol filling station, was refused planning permission by the 

Secretary of State following a call-in Inquiry, principally due to the potential loss of 

trade from the town centre and the limited linkage between the proposed store and the 

prime retail area.  
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5.30 A further outline planning application for a pub/restaurant on part of the site was 

approved by the Council in March 2007. 

 

Site 9: Former Rugeley Health Centre, Horse Fair 

 
5.31 The former Rugeley Health Centre has recently been vacated following its relocation to 

new premises at Sandy Lane.  The site is bounded by residential accommodation to 

the north, commercial premises at Horse Fair to the east, the railway line to the south 

and playing fields to the west. 

 

5.32 We are aware that South Staffordshire Health Care Trust5 are in the process of 

disposing of the site and understand that preliminary discussions indicate that the 

location may lend itself to residential development. 

 

Site 10: St Joseph and Etheldreda’s Church Car Park 

 
5.33 The car park is situated directly to the south of the catholic church and is reasonably 

well used as visitor car parking for the town centre.  As such, we do not consider that 

the site is available in its entirety for redevelopment.  The site, in its entirety, falls 

within the Lichfield/Talbot Street Conservation Area. 

 

5.34 However, to the rear of the car park are two visually unappealing structures that have 

most recently been used for retail purposes.  At September 2007, one of the two 

buildings was vacant, with an agent’s board affixed to its frontage6.  We consider that 

this area to the rear of the car park has some scope for a low-rise mixed use scheme 

incorporating an element of residential accommodation. 

 

                                                      
5 Following a telephone conversation with Ian Cox, Facilities and Estates Manager, South Staffordshire 
Healthcare Trust in July 2007 
6 Kingston Chartered Surveyors board stated ‘Showrooms to Let’ at time of 5 September 2007 survey 
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7 NEXT STEPS 
 

7.01 This report provides a background context for the Issues and Options consultation 

document published by Cannock Chase District Council on X X 2007.  As part of the 

ongoing consultation undertaken during the preparation of the AAP, the Issues and 

Options document has been made publicly available and circulated to key 

stakeholders for comment and review. 

 

7.02 An initial sustainability assessment has been undertaken identifying issues relating to 

the economic, social and environmental impacts arising from the development of the 

identified sites. 

 

7.03 The principal purpose of the Issues and Options consultation is to facilitate debate 

and engage with key stakeholders to ensure that all relevant issues are identified and 

that all options are considered.  The consultation document is therefore not overly 

prescriptive at this stage.  Comments from the public and the findings of the initial 

sustainability assessment will inform the development of a ‘preferred option’ which 

will be taken forward in the AAP. 

 

7.04 Guidance on the practical arrangements for the preparation of Area Action Plans is 

provided by ‘Creating Local Development Frameworks: A Companion guide to 

PPS12’ which was published in 2004 by the Office of the Deputy Prime Minister and 

is available to view online at: 

www.communities.gov.uk/documents/planningandbuilding/pdf/147432. 
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