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The Vision                                                                                           

The aim of the Plan is to retain and enhance the traditional values of a small   

market town ensuring that future development in Uppingham reflects the           

communityôs needs and aspirations incorporating new technology where            

appropriate. The built environment should be compatible with local and national 

policies, but above all should enable all sections of the community to enjoy a   

sustainable way of life. 

Key Objectives 

¶ Protect the townôs heritage appearance and modernise its infrastructure 

¶ Affirm which areas of the town should remain as open space 

¶ Strengthen community spirit, community health and community safety 

¶ Improve community life with particular regard for the vulnerable,                 

disadvantaged and disabled by strengthening community services 

¶ Improve the sustainability of the townôs retail centre 

¶ Attract public and private sector investment 

¶ Attract new employers and help create local jobs 

¶ To increase housing by around 170 dwellings, including an appropriate               

percentage of óaffordable propertiesô and single dwelling sites  

¶ New housing development to be in distributed clusters rather than en-bloc 

¶ New properties to comply with an Uppingham Design Statement 

¶ To enhance the visitor offer and attract the next generation of tourists 

 

The Legal Position 

If supported by a majority of the community in the public referendum, this Plan will 

acquire a dominant legal status in the countyôs planning framework. It will:- 

¶ Ensure the communityôs views on the future of the town, and in particular  

planning matters, take precedence 

¶ Ensure that new housing is only built in the agreed places and to approved 

standards 

¶ Indicate where further commercial development is appropriate 

¶ Be the authorative source of reference for county planners in addition to the 

Local Plan 

²Ƙŀǘ ƛǎ ǘƘŜ tƭŀƴ ¢ǊȅƛƴƎ ǘƻ !ŎƘƛŜǾŜΚ 
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!Ŏǝƻƴ ¢ƘŜƳŜǎ  

Reviewing the Planôs key objectives and the ideas contributed by the community and 

the Task Group, the Plan identifies the following areas for action:-   

¶ UPP TH1    Protection of the townôs character and heritage 

¶ UPP TH2    Further development of community facilities and services 

¶ UPP TH3    Public Information Signage 

¶ UPP TH4    Technology & Infrastructure 

¶ UPP TH5    Tourism 

¶ UPP TH6    Housing 

¶ UPP TH7    Industry and Employment  

¶ UPP TH8    Transport 

¶ UPP TH9    Retail Development  

¶ UPP TH10  Design 

¶ UPP TH11  The Environment and Preservation of Open Space 

¶ UPP TH12  Todôs Piece 

{ǳǎǘŀƛƴŀōƛƭƛǘȅ ŀƴŘ wŜƭŜǾŀƴŎŜ ǘƻ 9ȄƛǎǝƴƎ tƻƭƛŎƛŜǎ 

It is required that this Plan complies with the strategic policies in the Rutland Local  

Plan. It is also required that the proposals for action within it are sustainable and 

compliant with European Union and UK legislation. The Town Council therefore 

commissioned an appropriately qualified consultant to verify a Sustainability Study 

of the Planôs proposals and recommendations before agreeing its final contents. 

This study is available as a separate publication and accessible online at 

www.uppinghamneighbourhoodplan.info 

In examining the sustainability of the policies proposed within the Plan, the Task 

Group has had regard for a Strategic Environmental Assessment Template        

specifically prepared by Rutland County Council to support the Neighbourhood 

Plan process. The Task Group has also made use of the County Councilôs site    

appraisal criteria (colour coded) which scores development sites green, amber or 

red on a range of criteria including Topography, Biodiversity, Cultural Heritage, 

Townscape, Public Open Space, Proximity to Services, Access to Public Transport 

and Available Infrastructure.   

²Ƙŀǘ !ǊŜŀ 5ƻŜǎ ǘƘŜ tƭŀƴ /ƻǾŜǊΚ 

The Parish of Uppingham and a small part of Ayston.  See map at page 33 
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Iƻǿ Iŀǎ ǘƘŜ tƭŀƴ .ŜŜƴ /ǊŜŀǘŜŘΚ 

YŜȅ {ǘŜǇǎ 

¶ Task Group formed late 2011 

¶ Neighbourhood Plan area defined 

¶ Community Workshop held to collect community ideas and priorities  

¶ Developer Workshop held to share Developerôs initial ideas with community 

¶ Theme groups developed to work on community ideas 

¶ Business and Community surveys undertaken 

¶ Briefing newsletters circulated 

¶ Task Group prepares ólong listô of housing development sites 

¶ Community invited to vote on ólong listô via a newsletter 

¶ Results fed back through Neighbourhood Forum  

¶ Business Forum consulted and briefed on employment issues  

¶ Draft Plan prepared and presented to Neighbourhood & Business Forums 

¶ Draft Plan presented to Town Council  May 2013    

Community and business groups in the town have worked together to prepare the 

Plan. A Task Group, operating under the auspices of Uppingham Town Council and 

chaired by local businessman Edward Baines, has undertaken most of the work. 

As the qualifying body under Neighbourhood Planning legislation, Uppingham Town 

Council are legally responsible for producing the Plan which must be  approved in a 

public referendum of the townôs registered voters. This vote will take place in the 

late autumn of 2013 and be administered by Rutland County Council. 

Prior to the public referendum, the Plan will have been subject to approval by     

Uppingham Town Council and Rutland County Council as well as an independent  

external examiner. The Plan has also been subject to statutory public consultation 

and amended in the light of community responses and the results of much informal 

consultation via community groups and local businesses.     

The cost of preparing the Plan has been subsidised by a government grant of Ã50k 

to Rutland County Council, approximately Ã15k  of which has been used by the 

Town Council to draft and publish the Plan. Because of this, much of the work has 

been undertaken by unpaid volunteers who live in and care for the town. 
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The Uppingham Neighbourhood Plan has taken two years to prepare. The Task 

Group has met on over 30 occasions and a large number of residents and      

businesses have contributed their ideas.  The Town Council has organised       

consultative workshops, discussions, questionnaires and newsletters. The        

Uppingham Neighbourhood Forum has prepared and distributed newsletters, 

hosted consultative events and published web-based information. The Townôs 

Business Forum has undertaken surveys and hosted business debates.          

Residentsô Associations have held their own meetings to look at particular aspects 

of the Plan. Interested developers have contributed their ideas at a public         

Developer Day and in discussion with the 

Neighbourhood Plan Task Group. All of 

the ideas and proposals in the Plan have 

come from these meetings and            

consultations to build upon the            

suggestions  already published in the  

Parish Plan and the publication 

óUppingham 2025ô.  

Conversations have revolved around what 

needs to be done to comply with the new 

housing requirements specified in the Local Plan, what the townôs employment 

needs are, what modern infrastructure is needed and what changes should be 

made to ensure the economic vibrancy and   sustainability of the town. There has 

been much talk of growth, increased amenity, history and heritage. The effective 

use of land and the preservation of green space have been central to many of the 

discussions. Quality of environment and the desire to vary housing density, size 

and design have been regular topics of  debate. A sensible balance of affordable 

and executive homes, housing in clusters rather than in large estates and the wish 

to retain a rural perspective shine through the discussions. 

The Task Group has tried to consult as many people as possible. This includes 

classroom conversations with primary school pupils and telephone conversations 

with the housebound. Every household in the town has had a number of        

newsletters, either inviting them to participate, or comment on some proposals. 

There has been dialogue with the Trustees of Uppingham School  and regular   

updates provided to Uppingham Town Councillors. In addition to talking to the 

community, the Task Group has also benefitted from advice and support given by 

a wide range of external agencies. These are listed in Appendix B.     

²Ƙƻ Iŀǎ .ŜŜƴ /ƻƴǎǳƭǘŜŘΚ 
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¦ǇǇƛƴƎƘŀƳ - ! .ǊƛŜŦ IƛǎǘƻǊȅ 
The 6

th
 century Saxon farmstead that came to be known as the settlement of the 

people on the hill, otherwise Uppingas, developed where the ancient track from 

Oakham to Rockingham crossed the ridge.   In Saxon and Norman times           

Uppingham was one of the seven small hamlets included in the Kingôs Manor of 

Ridlington.  The town gained its Market Charter in 1281, although a market had  

existed long before this date.  The market place is the focus of the town and        

reflects a long history of Uppingham as a place to trade as well as a place to       

reside.  This partnership between business and the residents is still a key feature 

of the town today. 

Opening from the Market Place, St Peters & St Pauls church forms an integral part 

of the town.  In Saxon times it was one of the three attached to the royal manor of 

Ridlington. The church was rebuilt and enlarged early in the 14
th
 century and its 

tower built several decades later.  The early 1300s were prosperous times for    

Uppingham until the Black Death ravaged the town in 1348-9 AD.   

In 1584 Robert Johnson, Rector of North Luffenham, founded two grammar 

schools, one each at Oakham and Uppingham, to provide free education for the 

sons of local people.  The Elizabethan Schoolroom, built in 1584, is one of the 

three oldest buildings in Uppingham. Owned by Uppingham School, it is listed as a 

Grade I building of architectural and historic interest deserving of protection and 

preservation. 

During the 17
th
 Century, Uppingham was an important stop for coaches on the 

route between Stamford and Leicester.   When the North - South route was opened 

in 1754-55 the London Mail coaches would stop at Uppingham and it was during 

this period that some fine coaching inns were built in the town.  Two of them, the 

recently renovated Falcon Hotel and the Crown, are still in existence to this day 

and feature in the townôs Heritage Trail, acting as vibrant destinations for visitors 

and locals alike. 

Uppingham experienced a period of major expansion during the 19
th
 Century.  

Firstly Uppingham School attracted a very influential Headmaster, Edward Thring, 

who oversaw a significant expansion of the school, both in terms of pupil numbers 

and of buildings.  Secondly, the people of Uppingham wanted to embrace the new 

technologies available to them at the time and, in 1894, after a lot of pressure and 

subsidy by the townsfolk, a railway station was built.  This serviced a branch line 

between Seaton and Uppingham for both goods and passenger traffic. For many 

years the line was an essential element in the social and economic framework of 

the town but the increasing popularity of the motor car and the decline in freight 

traffic meant that closure in 1964 under the Beeching axe was inevitable.     
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The station buildings were demolished and the area is now the townôs Industrial 

Estate.   

The motor car is still a vital part of daily life in Uppingham and key to its social and 

economic development. Yet every November it gives up its market place parking to 

host a Fatstock Show, the only one of its kind in the UK. 

Uppingham has many residents who live in the town centre, the central area of 

which is a conservation area.   

Community and business services provided in the town support the many villages 

in its hinterland with elderly residents 

tending to relocate to the town once they 

are unable, for reasons of age or health, 

to drive.  

In the1980s the A47 bypass was built  

and over the last 30 years the town has 

expanded its housing stock to reach a 

total of around 1800 properties occupied 

by a population of around 4500.  

In March 2013 The Times newspaper 

listed  Uppingham  as 18th  in  the  UKôs  

fifty most desirable places to visit. In April of the same year it joined the top 1% of 

communities in the world for broadband speed with phase 1 of its 1Gb ófibre to the 

premiseô (FTTP) network.  

This brief history sums up what Uppingham is all about.  It is a town that is        

passionately proud of its heritage whilst always looking forward.  Today it continues 

to reflect the spirit of its forefathers, who welcomed new innovations such as stage 

coaches and railways, as it strives to bring 21
st
 Century technologies such as low 

carbon vehicles and superfast fibre optic broadband to the town. Uppingham has a 

proud history of being proactive and the Uppingham Neighbourhood Plan          

continues this 1500 year legacy that can be traced back to those first Saxon       

settlers. 

 

 

 

The contributions of members of the local history study group to this section of the Plan are acknowledged 
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Rationale 

The growth of Uppingham from an agricultural settlement to a market town of 

around 4500 people, and its rise as a place of manufacturing and trading, has 

helped define its unique character and heritage. Many of its more substantial  

properties were erected in the 18th century creating its Georgian look. The iron-

stone from which many of them are built was quarried locally. The founding of   

Uppingham School by Archdeacon Robert Johnson in 1584 and its subsequent 

development into todayôs centre of learning excellence cemented the townôs     

economic prospects, resulting in its large number of well preserved listed buildings 

and the vibrant community it is today.  

It is not surprising that preservation of the townôs 

heritage appearance and conservation area was 

considered very important by many respondents 

to the Task Groupôs consultations. There  is a 

strong expectation that the Neighbourhood Plan 

will have this objective at its heart. 

 

Policy UPP TH1/P1 - Protect Central Conservation Area 

All future development in the town centre conservation area should comply with the 

County Councilôs  conservation and heritage policies including those for listed 

buildings. Wherever possible, construction materials and finishes should reflect the 

surrounding area and the character and heritage of the immediate environment. 

Where approved, modern replacement/new build materials should visually reflect 

the immediate environment. 

Commercial property alterations and frontages should also reflect the heritage of 

the immediate environment with suitable wall mounted signage. 

Any enhancement of the street furniture, signage and street lighting should have a 

heritage appearance but also regard for energy conservation and public safety. 

Any modernisation of the Market Place and High Street should reflect their heritage 

with the installation of modern infrastructure being as unobtrusive as possible. 

Such development should not hinder their community use for events. 

The Town Council should explore the case for public acquisition of any significant 

community asset that comes onto market for disposal within the conservation area. 
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Rationale 

As Uppingham is not the county town of Rutland it has often not been the choice  

of the county council or the countyôs voluntary sector infrastructure organisation  

when it comes to the location of a new community service or building. The town 

does not have a volunteer centre, nor a hopper bus, to enable travel to the existing 

centre on the edge of Oakham. The County Council does not have a customer  

service desk in town and the library requires updating. Uppingham Town Hall is  

operating at near capacity and recently became the home of the local police. The 

town has a vibrant community sector with many of the community  services that are 

accessible in the town being provided by local voluntary groups in a variety of 

premises. The town does not have its own youth 

centre but does have excellent school based      

facilities and independent sports clubs.              

Uppingham is to have a purpose built new health 

centre by the end of the year. It also has an        

excellent post office.  Banking facilities are limited 

to one high street bank but a new cash machine 

has been installed in the Market Place.              

Respondents to the Task Group have sent out a 

clear message on what is required. New          

community facilities were envisaged in óUppingham 2025ô and have now received 

additional support. These could provide a new focus for community service         

provision. One or more suitably located buildings could also host a new library and/

or the additional public toilets called for in consultation replies.  To help achieve this 

objective the case for public acquisition of any existing community asset should be 

explored. 

Proposal UPP TH2/P1 - Create Additional Community Service Facilities  

The Plan notes that a feasibility study of four possible locations for additional   

community service facilities has been commissioned by the Town Council. They are 

the present library site, the old doctors surgery site, the Town Hall (mezzanine floor 

or extension) and finally the open space at the rear of Tods Piece. The work is    

being undertaken by óLocalityô and will be the subject of a major report back to the 

community. The Plan supports the proposal that the Townôs Council  and Voluntary 

Sector work together to achieve the desired outcome, additional community service 

facilities here in Uppingham. 

The design and location of such buildings could be the subject of Neighbourhood 

Development Orders. This would mean that the Uppingham community would have 

the final say in their construct and character.     
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