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Application: 2015/0125/FUL ITEM 1 
Proposal: Redevelopment of Uppingham Town Hall via refurbishment of 

the original church rooms, the erection of single storey front 
extension, partial demolition of the rear hall and the erection of a 
rear two storey extension. 

Address: Uppingham Town Hall, 49 High Street East, Uppingham, 
OAKHAM, Rutland, LE15 9PY 

Applicant:  Mrs Susan Awcock, 
Uppingham Town 
Council 

Parish Uppingham 

Agent: Mr Colin Wilkinson, 
Planit-X 

Ward Uppingham 

Reason for presenting to Committee: Ward Member Referral 
Date of Committee: 28th April 2015 
 
EXECUTIVE SUMMARY 
 
The works to the rear would enhance the existing facilities of the Town Hall, and would 
not have a significant detrimental impact upon surrounding residential amenity. 
 
The front extension would adversely affect the character of the Hall in this prominent 
location, to the detriment of the character and appearance of Uppingham Conservation 
Area and the street scene. 
 
A split decision is recommended. 
 

RECOMMENDATION 
 
APPROVAL, for the following development, and subject to the below conditions; 
 
Redevelopment of Uppingham Town Hall via refurbishment of the original church rooms, partial 
demolition of the rear hall and the erection of a rear two storey extension. 
 
1. The development shall be begun before the expiration of three years from the date of 

this permission.  
Reason – To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990, as amended by the Planning and Compulsory Purchase Act 2004. 
 

2. The development hereby permitted shall not be carried out except in accordance with 
the details shown on the submitted plans, numbers 1430/U2, 1430/U3A, 1430/D3C, 
1430/D4B, 1430/D5A. Reason - For the avoidance of doubt and in the interests of proper 
planning. 
 

3. The external facing and roofing materials to be used shall match in colour, texture and 
form those used on the existing building.  
Reason - This is a publicly visible building where matching materials are a visually 
essential requirement. 
 

Note to applicant 
Please note that this decision notice does not grant approval for the front extension to the Town 
Hall. Please refer to the separate refusal notice for this extension. 
 
REFUSAL, of the single storey front extension for the following reason:  
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The proposed front extension to the Town Hall, by virtue of its location, scale and design, would 
appear as a dominant and incongruous addition to the building, to the detriment of the character 
and appearance of the Uppingham Conservation Area, and the setting of the adjacent listed 
building (Elton House, no. 47 High Street East).  As such, the proposal is contrary to policies 
CS19 and CS22 of the adopted Core Strategy (2011), policies SP15 and SP20 of the adopted 
Site Allocations and Policies Development Plan Document (2014), and Policy 1 of the 
Uppingham Neighbourhood Plan (2014). 

 
Site & Surroundings 
 
1. The site is the Uppingham Town Hall building, located within the designated ‘town centre 

area’ of the town. To the west of the Hall is a row of Listed Buildings. 
 

2. The front of the Town Hall faces High Street East, and this part of the building makes a 
positive contribution to the character and appearance of the conservation area. The site 
is on higher ground than the adjacent pavement (approximately 500mm higher), 
accessed via a small flight of steps. There is a small brick courtyard to the front of the 
building, enclosed by a dwarf stone wall. The Town Hall itself is set back from the row of 
buildings along the High Street. 

 
3. The existing hall has a large extension to the rear, along with parking and vehicular 

access off North Street East.  
 
4. The proposed plans are attached as APPENDIX 1. 
 
Proposal 
 
5. This application proposes various alterations to the front and the rear of the building, to 

redevelop the Town Hall, creating a modern community hub.  
 

6. At the front, a single storey extension is proposed to provide a lobby area and lift, with 
two rooms either side. It would be 4.1m high, 3.6m deep and 12.1m wide, spanning the 
entire width of the front elevation. It would have a dwarf stone wall, large glazed panels, 
and a hipped roof.  
 

7. To the rear the existing extension is to be demolished to eaves height, and rebuilt, to 
accommodate a first floor. The new extension would have the same ridge height as the 
existing building, but would raise the eaves and extend the side of the building 2.8m to 
the east. This part of the Hall would accommodate a Council chamber/meeting room, 
toilets, storage and a new library on the ground floor. The first floor would provide a 
multipurpose hall. A small extension for a large first floor lift is proposed to the west. 
 

Planning Guidance and Policy 
 
(i) Development Plan 
  

The Rutland Core Strategy (2011) 
CS17 Town centres and retailing 
CS19 Promoting Good Design 
CS22 Historic and Cultural Environment 

 
Site Allocations and Policies DPD – Submission Document (2013)  
SP5 Built development in the towns and villages 
SP12 Town Centre area, primary and secondary shopping frontages 
SP15 Design and Amenity 
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SP20 Historic Environment 
 

(ii) Other Material Considerations 
 

National Planning Policy Framework 
Section 7 Requiring good design 
Section 12 Historic Environment 
 
Uppingham Neighbourhood Plan – Policy 1 – Protect Central Conservation Area 

 
Consultations 
 
8. Conservation Officer – The front extension would be inappropriate and have a harmful 

impact on the appearance of the building and Uppingham Conservation Area, and the 
setting of the adjacent listed building. No objection to the rear extension. 
 

9. RCC  Senior Culture & Leisure Manager -  
o Welcomes UTC’s proactive approach to the development of services in 

Uppingham, and recognises that the Uppingham Town Hall is a prime location 
which could be used effectively as a Community Hub. 

o It is agreed in principle that it would be possible for a public library service to be 
operated from such a facility, and that this would benefit both the community and 
the mutual viability of other services offered from the site.  The recent 
Independent Library Report (Sieghart Review) advocated that library buildings 
should become “vibrant and attractive community hubs” and noted that a library 
“does more than simply loan books.”  The report recommends wifi and high 
quality computer facilities “delivered in a comfortable, retail-standard 
environment, with the usual amenities of coffee, sofas and toilets”: 

o Unfortunately the plans as submitted with the planning application do not appear 
to offer an effective or efficient solution for the delivery of services in 
Uppingham.  The designs do not appear to enable shared spaces and operation 
of the site, which we would hope would be a key element in improving access to 
the range of services.  By placing services in their own discrete areas behind 
closed doors, it is likely that they will be locked and unused at times when 
specialist staff are not on site.  I would advocate an open access strategy, where 
key assets are stored securely out of hours, but the majority of services can 
continue to operate with minimal levels of supervision. 

o The proposal appears to squeeze the library in to the small extension to the right 
of the building, but there appears to be the intention to retain the existing external 
wall (which will become internal).  This will give virtually no flexibility with the 
space whatsoever. 

o In addition to the overall management of the site, there are the following 
particular deficits for the library service: 
a)            No provision of staffing or volunteer desk for assisting users of the site 
b)            No space allocated for ICT facilities, an essential component of a 
    modern library service 
c)            No seating or study spaces, an absolutely key element of the library 
    service, particularly with our increasing older population 
d)            No space for self-service machine(s) for extending the use of the site 
     outside staff / volunteer supported hours 
e)            The children’s area is very small, with no clear supervision mechanism 
f)             No teenage / young peoples’ area 
g)            No administration space for the delivery and processing of new stock, 
     handling of requests, storage of consumables etc.  
h)            Refreshment facilities are located in separate parts of the site which 
     would appear to require separate staffing. 

8



o The overall shape of the space provided is unfortunate and unlikely to be 
workable – it appears to be rather like a corridor with book shelves, which cannot 
be overseen unless there is a member of staff within the room. 

o I welcome the location of the library elements on the ground floor of the building. 
o The toilets and changing areas appear to be sufficient for the needs of the 

services. 
 
Neighbour Representations 
 
10. One objection received from immediate neighbour to the east, on the grounds that the 

front extension would obscure their building and business sign (which they place 
reliance upon for attracting business) and their entrance from public view at the retail 
end of the High Street. Adding a glass frontage would have no benefits and would look 
of place on this historic high street. They also object to the side elevation of the rear 
extension, which may affect their natural light. 

 
Planning Assessment 
 
11. The main issues are: 

 Impact upon the Uppingham Conservation Area / setting of listed building 
 Residential Amenity 

 
Conservation Area / Setting of listed building 
 
12. The Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 

requires the local planning authority to have special regard to the desirability of 
preserving or enhance the character or appearance of the conservation area, and the 
setting of listed buildings. This carries significant weight in considering the current 
application. 
 

13. The proposed front extension would appear as a dominant and incongruous addition to 
the building, to the detriment of the character and appearance of the Uppingham 
Conservation Area and the street scene. Extending to the front would obscure the 
existing features and detailing of this attractive building. In addition to this, the extension 
would also adversely affect the setting of the adjacent listed building to the west (Elton 
House, no. 47 High Street East). This part of the scheme would be contrary to the 
Rutland County Council’s conservation and heritage policies, and also Policy 1 of the 
Uppingham Neighbourhood Plan.  

 
14. Part of the justification for the front extension is to provide disabled access to the hall. 

While this is currently available to the rear of the building, Officers have advised that this 
could be achieved at the front by the installation of a ramp. This would preserve the front 
of the building while still providing disabled access. 

 
15. The objection from the neighbouring property relating to the front extension obscuring 

their business sign is noted. The Agent has provided a plan showing how the extension 
would sit in relation to the sign, along with options for the sign’s relocation higher up the 
building. The obscuring of the sign by the extension would be a private matter between 
the two parties, and any relocation of the sign would require a separate advertisement 
consent application. However, the combined impact of the front extension and sign is 
likely to result in visual clutter of this part of the street. 
 

16. The rear extension would not be prominent from High Street East, and is set back from 
North Street East. The existing rear extension is of no particular merit, and its 
replacement would not adversely affect the conservation area or setting of the adjacent 
listed building.  
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Residential Amenity 

 
17. The objection from the same neighbouring property (no. 51) to the east on the grounds 

of loss of light is also noted, and is given due consideration below. 
 

18. The rear garden of no. 51 has several outbuildings used as part of the owner’s antique 
business, including a building that runs along part of the shared boundary. In addition to 
this their rear garden is north facing, and any existing direct light loss as a result of the 
rear of the town hall would be limited to the late afternoon.  
 

19. While the extension would be closer to the shared boundary and the eaves would be 1m 
higher, the ridge would not be any higher than existing, and is sloping away from the 
neighbouring garden. The Agent has provided a plan showing the impact of the 
extension on direct sunlight, which shows that the impact would not be significant 
enough to warrant refusal of this aspect of the scheme. 

 
20. There is a 3m high stone boundary wall separating the Hall from the western neighbour. 

The proposal would not adversely affect this property, and the neighbour has verbally 
commented on site that they have no objection. While the front extension raises heritage 
issues, it would not adversely affect residential amenity. 
 

Other Issues 
 

21. The scheme includes a single row of solar panels on the west elevation of the rear 
extension’s roof. These would not be prominent and there is no objection to these being 
installed. 

 
22. The design and access statement makes reference to air conditioning units, however no 

details of these have been provided in the application. This would require a separate 
planning application. Without prejudice to any potential application, the agent has been 
advised by Officers that due to the close proximity of residential units, air conditioning 
may not be appropriate. 
 

23. The comments from RCC’s Senior Culture & Leisure Manager are noted, and 
Uppingham Town Council are aware of the issues raised (the Agent has confirmed that 
separate discussions are on-going with the Rutland Library Service). Notwithstanding 
this, the final internal layout, arrangements and workings of the Town Hall are not 
material planning considerations for this application. 

 
24. Notwithstanding that the front extension would not be appropriate, the proposed roof 

pitch is too shallow for Collyweston slates; if members were minded to approve this 
element of the scheme contrary to officer recommendation, natural blue Welsh slate 
would be a more suitable material. 

 
25. An acceptable alternative scheme for the front extension has not been agreed, and as 

such, a split decision for the current application is proposed, refusing the front extension, 
but approving the rest of the development. This would enable the applicant to implement 
the majority of the works to the Town Hall, while retaining its character and its 
contribution to the street scene and conservation area.  
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REPORT NO: 93/2015 
 

DEVELOPMENT CONTROL &  
LICENSING COMMITTEE 

 
28th April 2015 

 

APPEALS 
 

Report of the Director for Places (Environment, Planning and Transport) 
 

STRATEGIC AIM: Ensuring the impact of development is managed 

 
1. INTRODUCTION 
 

1.1 This report lists for Members’ information the appeals received since the last 
meeting of the Development Control & Licensing Committee and summarises 
the decisions made. 

 
2. RECOMMENDATION 
 

2.1 That the contents of this report be noted. 
 
3. APPEALS LODGED SINCE LAST MEETING 
 

3.1 APP/A2470/W/15/3005928 – Mr & Mrs M Wakely – 2014/0918/FUL 
 Land at Hortons Lane, WHISSENDINE, Oakham Rutland 
 Dwellinghouse (re-submission) 
 

4. DECISIONS 
 

4.1 APP/A2470/A/14/222423 – Mr J P Sargent - 2013/1125/FUL 
Land adjacent to 48A Well Street, LANGHAM, Oakham, Rutland LE15 7JS 
Delegated Decision 
Appeal Dismissed – 21 March 2015 

 
 4.2 APP/A2470/E/14/2226658 – Mr Tim Haywood – 2014/0095/LBA 

Old Hall Farm, Hall Drive, GUNTHORPE, Oakham, Rutland, LE15 8BE 
Committee Decision 
Appeal Dismissed – 30 March 2015 
 

4.3  APP/A2470/W/14/3001052 – Larkfleet Homes – 2014/0386/RES 
Land to the South of Burley Park Way, BARLEYTHORPE, Rutland 
Committee Decision 
Appeal Allowed and costs awarded against the Council – 09 April 2015 

 
5. APPEAL AGAINST ENFORCEMENTS LODGED SINCE LAST MEETING 
 

5.1 None received. 
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6. ENFORCEMENT DECISIONS  
 

6.1 None received. 
 

 
Background Papers Report Author 
As quoted Mr G Pullan 

 
 Tel No: (01572) 722577 
 e-mail: enquiries@rutland.gov.uk 
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