Environment and Green Spaces committee meeting 27 January 2026
Agenda item 10 — St Margaret’s Hall Update -
Written by Councillor Alex Kay e S

Background

It has been a full year that St Margaret’s Hall (SMH) has been closed due to damage from
severe flooding in November 2024. The drying out and reinstatement have been largely in
the control of the council’s insurance company (by way of the loss adjuster appointed to
our claim)

The damage to the building was extensive and will be costly. Based on our insurance cover,
our claim is essentially on a like-for-like basis - and any improvements requiring additional
costs are unlikely to be covered. Cost-neutral changes can and have been considered,
though.

In autumn 2025, specifications and a schedule of works for the reinstatement were made
and tenders for the work were invited. A contractor was selected from five tenders. That
contractor is to start work on 26 January 2026 - and the Town Council are expecting it to
be completed in April 2026. All dates subject to change.

Limitations and priorities.

Costs: As suggested, the like-for-like elements of the claim are covered by the Town
Council’s insurance (less an excess).

Cllrs and residents have suggested upgrades and changes for the hall, but for the most part,
these are deemed too costly at this stage. The Council’s finances do not allow significant
overspend at this time. Furthermore, any extensive evaluation of what might be needed
could take a lot of expert planning and cause significant delay. Some suggestions would also
require Conservation Area consent from Wiltshire Council.

Timing: every day we can’t use the Hall for meetings and events, costs the Town more. Our
alternative meeting places do not enable good recording or microphone use, making it less
inclusive. We continue to have no income from hall hire. We cannot plan events needing
the facilities which the Hall offers. As a community, we have really missed this facility.

Resilience: there will be some changes to improve resilience and recoverability of the
building in case of future floods. These measures will include things like having electrical
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sockets higher on the walls, replacing carpeting with vinyl flooring in various rooms and
spaces, and the repair of external stonework damaged by the water.

In the main hall, we’re considering the merits and practicalities of a vinyl or linoleum floor
in place of the engineered oak floor that was here before. We’re considering this because
these choices are cost-neutral —and there are pros and cons to the different options.

Ceramic flooring or a polished concrete floor would have been more expensive as a capital
outlay —and these would have had pros and cons, too.

We're exploring whether it’s possible to heighten the external flood barriers. This wouldn’t
need to happen as part of the reinstatement works though.

Carbon-footprint reduction: The Town Council has recently commissioned a survey of the
carbon footprint of all their assets, including the buildings owned and rented by the council.

This is not yet complete but is due soon. This will enable us to develop a strategic plan for
the council (including SMH) to reduce the carbon footprint and improve energy efficiency
towards net zero.

In March 2019, we installed an array of 70 solar panels on the south facing roof which was a
significant carbon-reduction project. In the following nearly 7 years we have exported and
earned from our excess power and significantly reduced our ongoing power bills. To date,
we’ve saved over 47 tonnes of carbon with the solar panels.

The current reinstatement has a new gas boiler proposed. This will replace an existing
boiler of over 20 years. The new boiler will be more efficient. Building regulations state that
this should be well over 90% efficient. Still gas burning, but as efficient as possible.

There has been much discussion about heat pumps. My personal experience, evaluating
installation of heat pumps at my house, is very lengthy and complicated and not a project
to rush into. It would be more expensive in terms of an initial capital outlay — a cost that the
council would have to bridge - and the government grants that are available for residential
properties are not available for commercial buildings.
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There are other practicalities that would need to be considered, too — with related costs.
For example. we would probably have to move SMH’s plant room to be closer to any
potential heat pump. We may also need to update and upgrade the electricity supply to the
building.

Heat pumps are also considered more efficient with underfloor heating. We don’t have
underfloor heating in the main hall in SMH — so adding that would be another capital
outlay. Furthermore, the building is of old stonework and not well-insulated, which is not
ideal for heat pumps. Where rooms were insulated before, that insulation is being replaced
in the reinstatement. We are also planning to add insulation to the toilets at the front of
the building.

The winter electricity (i.e. when solar is low) use would be incur higher costs. The sporadic
occupancy may not be suited to heat pumps. There would be significant delays, caused by
planning and sourcing (which is currently seems quite difficult). Heat pump installations by
SMH may be challenged, being in the Conservation Area as several may be needed to be
sited near the Hall. These could also be a subject of noise pollution. These issues are not
insurmountable, and but a new project like this would require Planning consent which can
be very slow.

Storage batteries to enable solar to be used when the Hall is most used (i.e. after dark)
could be a good project and a sensible investment, especially if overnight cheaper
electricity can be accessed. | looked into this shortly after installation of the solar panels.
Batteries have become more efficient and relatively cheaper since. Infrared lamps (for
heating) could reduce the footprint of the building too, but a full assessment is needed as a
separate project. Doing this after we’ve received our carbon audit will enable us to consider
this properly —and to consider whether there could be greater value gains in other council
buildings.

Next steps:
The priority is to get SMH back in business as soon as possible, and within budget.

Bradford on Avon Town Council is committed to reducing the carbon footprint of our
services and assets, but have to do so within the remit of good value for the public spend.
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In due course —and framed and informed by our carbon audit - a longer-term plan to
decarbonise, with expert advice, would be ideal.

The first step should be a detailed assessment carried out by experts specifically to address
measures to reduce the carbon footprint, and add resilience for future for inevitable
inundation. All options should be considered. The results may provide a stepped, multi-
stage project and require fund raising.
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