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AL1 S18/0064 Target Decision Date:5th April 2018
Committee Date:24th July 2018

Applicant Stamford Rugby Club  Stamford Rugby Club,  Hambleton Road 
STAMFORD PE9 2RZ

Agent Mr Ross Thain Ross Thain Architects 20 Belton Street Stamford 
PE9 2EF United Kingdom

Proposal Demolition of existing buildings and the erection of a single storey 
club house, alterations to vehicular access and associated car 
parking.

Location Stamford Rugby Club  Hambleton Road Stamford PE9 2RZ  
Application Type Full Planning Permission
Parish(es) Stamford Town Council
Reason for Referral to 
Committee

At the request of Cllr Griffin for reasons relating to noise, loss of 
privacy and traffic issues.

Recommendation That the application is:- Approved conditionally
Report Author Abiola Labisi - Area Planning Officer

01476 406080 Ext: 6632
a.labisi@southkesteven.gov.uk

Report Reviewed By Sylvia Bland 
Head of Development Management and Implementation 
01476 406080 Ext: 6388
S.Bland@southkesteven.gov.uk

Key Issues

Principle of Development
Impact on the character of the area
Impact on the neighbouring properties
Highway issues

Technical Documents Submitted with the Application

Design and Access Statement
Proposed plans and elevations
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1.0 Description of site

1.1 The application site comprises of sports and recreational grounds to the west of Stamford Town 
Centre which is owned by South Kesteven District Council. The site is currently leased out to 
various organisations including Stamford Rugby Club with an access off Hambleton Road to the 
west of the grounds and another access off Empingham Road. The site is surrounded by two 
storey residential properties. The site is marked out with sports pitches and there are currently 
two pavilions sited centrally within the site and which are proposed to be demolished to 
accommodate a new club house. Adjacent to the Hambleton Road entrance is a single storey 
club house owned by Stamford Rugby Club and a small gas compound.  

1.2 The original club house was stated to have been built around 1902. However, due to a fire 
incident, the club house was rebuilt in the early 1970s.

1.3 There is a parking area to the front of the existing club house and an overflow parking area 
adjacent the Empingham Road entrance.

2.0 Description of proposal

2.1 This application seeks planning permission for the demolition of the existing club house and 
pavilions and the erection of a single storey club house. The single storey building will 
accommodate a lobby, toilets, shop, storage, clubhouse with bar, kitchen, cellar, clubroom and 
four changing rooms. There will also be two officials' changing rooms and a first aid room and 
external store. The building will have a footprint measuring 15.33m by 47m with two outside 
terrace areas. The main building will have an eaves height of 2.9m and a ridge height of 5.9m.

2.2 The front wall of the building would be of Ashlar stone whilst the sides and rear would be of 
timber and it would have a blue slate roof.

2.3 An additional marked out pitch would be created following the demolition of the existing pavilions. 
It should be noted that planning permission is not required for this or the re-organisation of 
existing pitches on the site.

2.4 The proposal includes widening of the existing access on Hambleton Road, and the creation of 
additional parking spaces.

2.5 The existing 2.5m access would be widened by 2m and the access drive would be of grasscrete. 
The applicant has stated that there are 20 parking spaces on site and additional 60 parking 
spaces would be provided. However, the revised parking arrangement as shown on the proposed 
site layout plan indicates that a total of 57 parking spaces would be provided. This is an increase 
of 37 and not 60 as stated in the application form and this aspect of the scheme has been 
considered on this basis.

2.6 Foul water would discharge into the mains sewer while surface water would discharge into 
soakaways.

3.0 Relevant planning history on the site includes

3.1 SK.1027/77 - Permission granted for the use of premises for playground
SK.1497/79 - Permission granted for rear extension to existing clubhouse
S12/2103 - Permission granted for extension to clubhouse
S12/3249 - Permission granted for the siting of storage container on site.

3.2 Having reviewed the planning history for the site, particularly in relation to the existing clubhouse 
which was stated to have been rebuilt in 1973, Officers consider that the building has a lawful 
and established use for sports as well as ancillary social purposes and that there are no 
restrictions (such as hours, type of use, noise limits etc) by virtue of conditions or other planning 
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obligations. In particular, no restrictions were imposed on the site in the granting of permission 
under the 1979 permission for an extension to the club house (SK.1497/79).

3.3 The use of the club house for social purposes is confirmed by the club's premises licence which 
states that the following are allowed on site: 

a) Supply of alcohol by or on behalf of a club to, or to the order of, a member of the club
b) Sale by retail of alcohol by or on behalf of a club to a guest or a member of the club for 
consumption on the premises where the sale takes place.

3.4 It is noted that the original permission for the use of the premises as playground also does not 
include a restriction on hours of use and places no restriction on the type of use.

3.5 Relevant History

Reference Proposal Decision Date
S12/2103 Single storey extension Approved 

Conditionally 
05/10/2012

S12/3249 Siting of storage container Approved 
Conditionally 

01/03/2013

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 7 - Requiring good design
Section 8 - Promoting healthy communities

4.2 South Kesteven District Council Core Strategy
Policy EN1 - Protection and Enhancement
Policy SP1 - Spatial Strategy

4.3 Site Allocation and Policies Development Plan Document
Policy SAP10 - Open space provision

5.0 SKDC Corporate Priorities

5.1 Promote leisure, arts and culture

6.0 Representations Received

Environmental Protection 
Services (SKDC)

No objection subject to conditions relating to noise and odour 
management and submission of details relating to light.

Sport England No objection

Parish Council No decision can be made on this application until permission 
is sought from SKDC Assets Department (Paul Stokes). More 
information is needed regarding the existing covenant and the 
lease from SKDC. Serious concerns about losing green field 
space and the attempt to change the use of the facilities 
regarding different opening times and different patrons. This 
application should be deferred to a later date and called to 
Development Management Committee. Serious concerns 
from neighbours

LCC Highways & SuDS 
Support

No objection subject to conditions relating to the submission 
of a Traffic Management Plan and provision of an overflow 
parking area.
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7.0 Representations as a Result of Publicity

7.1 This application has been advertised in accordance with the Council's Statement of Community 
Involvement and 18 letters of representation have been received, 3 letters in support of the 
scheme and 18 letters of objection raising issues which can be summarised as follows:

7.2 Letters of objection:

1. Impact on highway safety due to increase in traffic, on-street parking causing reduction in road 
width, damage to grass verges and pavements.

2. Amenity issues such as noise, odour, light pollution and anti-social behaviours.

3. Development contrary to the character of the area. 

4. Loss of public open space

5. Impact on wildlife

7.3 Letters of support based on:

1. Existing buildings are an eyesore
2. Let’s a thriving club continue
3. Existing buildings should be demolished to allow for the erection of a modern facility

8.0 Evaluation

8.1 Principle of Development

8.1.1 Core Strategy Policy SP1 (Spatial Strategy) sets out a framework guiding the location of new 
development within the district and provides that:

'The majority of all new development should be focused upon Grantham to support and 
strengthen its role as a Sub-Regional Centre. New development which helps to maintain and 
support the role of the three market towns of Stamford, Bourne and the Deepings, will also be 
allowed.

8.1.2 Section 8 of the National Planning Policy Framework (NPPF) addresses issues relating to the 
promotion of healthy communities and provides that the planning system can play an important 
role in facilitating social interaction and creating healthy, inclusive communities. In this regard, 
para 73 of the NPPF provides that access to high quality open spaces and opportunities for sport 
and recreation can make an important contribution to the health and well-being of communities. 

8.1.3 Accordingly, the NPPF advises both on the protection of open spaces and also to 'plan positively' 
for new and improved facilities. It is noted that the proposal would not affect any of the marked 
out pitches.

8.1.4 The site is within the built up part of Stamford and forms part of an existing sporting facility. The 
proposal would lead to the provision of modern facilities as a replacement for the existing club 
house and pavilions and the additional pitch would further enhance the facilities on site. The 
proposal would therefore contribute towards the health and well-being of members of the 
community. It is therefore considered that the proposal would be in accordance with relevant 
provisions of Core Strategy Policy EN1 and Section 8 of the NPPF and would be acceptable in 
principle.
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8.2 Impact of the use on the character of the area

8.2.1 Core Strategy Policy EN1 (Protection and enhancement of the character of the district) relates to 
impact of new development on the character of the area and states that:

'Development must be appropriate to the character and significant natural, historic and cultural 
attributes and features of the landscape within which it is situated, and contribute to its 
conservation, enhancement or restoration.'

8.2.2 Similarly, para 58 of the NPPF requires that Planning policies and decisions should aim to ensure 
that developments respond to local character and history, and reflect the identity of local 
surroundings and materials, while not preventing or discouraging appropriate innovation.

8.2.3 Whilst the proposed club house would be larger than the existing club house in terms of footprint, 
it would however be similar to the cumulative footprint of the buildings to be demolished and 
replaced by the club house. The height is in keeping with that of existing buildings on site and in 
relation to its position on the playing field, the proposed club house would replace existing 
structures, be located in a central position to serve all pitches whilst not resulting in the loss of 
marked out pitches. 

8.2.4 Having regard to the foregoing therefore, the scheme would comply with Sport England guidance 
and it is considered that the development would not lead to any significant adverse impact on the 
character of the area.

8.2.5 The proposals are considered to be of an acceptable scale, form, design and location and would 
be compliant with relevant provisions of Core Strategy Policy EN1 and Section 7 of the NPPF. 

 
8.3 Impact on the neighbouring properties

8.3.1 There would be a separation distance of at least 60m between the proposed club house and the 
closest dwelling. Having regard to the scale and massing of the development as well as the 
separation distance from the nearest neighbouring property, it is considered that the development 
would not lead to any impacts relating to dominance, overshadowing or loss of privacy.

8.3.2 Due regard has been given to the lawful existing use of the land and buildings which can and 
does result in a degree of noise. The club house would be used for both social and sporting 
purposes. This is not uncommon where incidental activities take place to sustain and support 
clubs and facilities financially. Such activities would fall within the use identified and in addition, 
they would be subject to other legislations. 

8.3.3 In terms of intensification in activities at the site as a result of the development, as stated 
elsewhere, this could already occur. Given this fall back position, it is not considered that an 
objection based on intensification could be sustained. In addition, due regard should be given to 
the existence of other regimes for dealing with amenity impacts, such as the Environmental 
Protection Act 1990, as identified by Para 122. of the NPPF which states:

'Local planning authorities should focus on whether the development itself is an acceptable use 
of the land, and the impact of the use, rather than the control of processes or emissions 
themselves where these are subject to approval under pollution control regimes. Local planning 
authorities should assume that these regimes will operate effectively'.

8.3.4 In order to minimise any noise impact, the Environmental Protection Unit has requested that a 
condition relating to the submission of a noise management plan for approval be attached to any 
grant of permission. Similarly, it has been requested that details relating to odour mitigation and 
external lighting be submitted for approval prior to commencement of the development. Whilst 
conditions relating to odour mitigation and light pollution have been recommended, it is 
considered that issues relating to noise from the proposed clubhouse can be adequately dealt 
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with by way of a premises licence which controls issues relating to playing of amplified music. As 
a result, no conditions relating to noise has been recommended.

8.3.5 The revised parking layout shows that the parking areas would adjoin domestic gardens. 
However, it is noted that the existing parking spaces are close to private gardens and whilst there 
will be some level of noise disturbance, it is not considered that such level of disturbance would 
be so significant as to refuse permission.

8.3.6 It is noted that some residents of the area have requested that restrictions on hours of operation 
and range of activities should be attached to any grant of permission. Having regard to the 
established lawful use of the building, the proposed controls in relation to planning conditions and 
other legislation such as licensing; it is considered that the amenity impacts of the development 
would be no worse than what exists currently. Importantly, as the development mainly relates to a 
replacement clubhouse, planning conditions relating to hours of operation would be an 
unreasonable imposition in this instance as the existing clubhouse has always operated without 
such restrictions. 

8.4 Highway issues

8.4.1 The proposal includes the provision of additional 37 car parking spaces. The access would also 
be widened to enable vehicles enter and exit the site without the need to wait on the public road. 
As such, it is considered that the development would not lead to any severe detrimental highway 
issue. Importantly, the Highway Authority has raised no objection to the scheme. Although the 
Highway Authority recommended that the overflow parking area be retained for designated 
purpose, it is not considered necessary to attach that as a condition to any grant of permission as 
the proposal already includes provision for a significant increase in parking spaces and 
importantly, the overflow parking area is outside the red line boundary of the current proposal. 

8.5 Other matters

8.5.1 Issues relating to damage to footpaths, on-street parking, blocking of private entrances and 
antisocial behaviours are issues that are dealt with under different legislations. Importantly, it is 
considered that the additional car parking spaces to be provided would reduce problems relating 
to on-street parking.

8.5.2 In relation to the issue of covenants raised by the Town Council, this is not material planning 
consideration.

9.0 Crime and Disorder

9.1 It is considered that the proposal would not result in any significant crime and disorder 
implications.

10.0 Human Rights Implications

10.1 Articles 6 (Rights to fair decision making) and Article 8 (Right to private family life and home) of 
the Human Rights Act have been taken into account in making this recommendation.

10.2 It is considered that no relevant Article of that act will be breached.

11.0 Conclusion

11.1 It is considered that the scheme to provide improved and additional sporting facilities on the site 
would help in the promotion of healthy communities which is one of the core planning principles 
set out under para 17 of the NPPF and reinforced within Section 8 of the NPPF. Whilst a 
development of this nature will be likely to cause some impact on neighbours' amenities, it is 
considered that such impacts can be adequately addressed and mitigated by way of conditions. 
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11.2 On balance, having regard to the scale, design and nature of the existing use of the site, it is 
considered that the development would not lead to any significant adverse impact on the 
character of the area and would also not lead to any significant adverse impact on the amenities 
of the occupiers of neighbouring properties. The development would therefore be in accordance 
with relevant provisions of Core Strategy Policy EN1 and Sections 7 and 8 of the National 
Planning Policy Framework and accordingly, it is recommended that permission be granted, 
subject to conditions.

RECOMMENDATION: that the development is Approved subject to the following conditions

Time Limit for Commencement

 1 The development hereby permitted shall be commenced before the expiration of three years from 
the date of this permission.

Reason: In order that the development is commenced in a timely manner, as set out in Section 91 of 
the Town and Country Planning Act 1990 (as amended).

Approved Plans

 2 The development hereby permitted shall be carried out in accordance with the following list of 
approved plans:

i. Drawing No. 1096-01 Rev B (Site Plan Block Plan) received 27/03/2018
ii. Drawing No. 1096-02 (Proposed Plan and Elevations) received 08/02/2018
iii. Drawing No. 1096-01 Rev A (Proposed Site Layout Plan) received 22/05/2018

Unless otherwise required by another condition of this permission.
     

Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced

 3 Prior to the commencement of the construction of the clubhouse hereby approved, details of all 
mechanical equipment to be installed to control odour and the location of such equipment shall be 
submitted to the Local Planning Authority for written approval.       

Reason: To ensure that the development does not lead to a significant adverse impact on the 
amenity of occupiers of neighbouring properties through odour in accordance with Core Strategy 
Policy EN1.

 4 Prior to the commencement of the development hereby approved, details (including hours of 
illumination) and plans showing the location and specification of all proposed external lighting of the 
building and car parking areas shall be submitted to the Local Planning Authority for written 
approval. 

Reason: To ensure that the development does not lead to any significant light pollution in 
accordance with Core Strategy Policy EN1.

Before the Development is Occupied

 5 Prior to the club house being brought into first use, the odour mitigation measures shall have been 
implemented in accordance with the approved details. No other odour mitigation equipment shall be 
installed without the written approval of the Local Planning Authority. 

Reason: To ensure that the development does not lead to a significant adverse impact on the 
amenity of occupiers of neighbouring properties through odour in accordance with Core Strategy 
Policy EN1.
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 6 Before any part of the development hereby permitted is occupied/brought into use, the external 
elevations shall have been completed using only the materials stated in the planning application 
forms unless otherwise agreed in writing by the Local Planning Authority.

       
Reason: To ensure a satisfactory appearance to the development and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).

 7 Prior to being brought into first use, the lighting for the building and car park shall have been 
implemented in accordance with the approved external lighting details. No other lighting shall be 
installed on the building or within the car park without the written approval of the Local Planning 
Authority.

Reason: To ensure that the development does not lead to any significant light pollution in 
accordance with Core Strategy Policy EN1.

Ongoing Conditions

 8 The parking spaces shown on approved Drawing No. 1096-01 Rev A received 22/05/2018 shall be 
made available for the approved purpose at all times that the clubhouse is available for or in use. 
Adequate space shall at all times be made available when the clubhouse is in use to allow vehicles 
to enter and leave the site in a forward gear.  

Reason: To ensure the development does not lead to indiscriminate parking on the public highway 
in the interest of highway safety.

Standard Note(s) to Applicant:

 1 In reaching the decision the Council has worked with the applicant in a positive and proactive 
manner by determining the application without undue delay. As such it is considered that the 
decision is in accordance with paras 186 - 187 of the National Planning Policy Framework.
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BLOCK PLAN

PROPOSED ACCESS AND PARKING ARRANGEMENT
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FLOOR PLAN:

ELEVATION PLANS
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