
 

"Rural communities, and this country's rural way of life, face unprecedented challenges 

... the country pub, which has been at the heart of village life for centuries, is 

disappearing in many areas. Providing services from the pub, such as a post office or a 

shop, keeps an essential service in the village." HRH The Prince of Wales 

ά! ƎƻƻŘ ǾƛƭƭŀƎŜ Ǉǳō ƛǎ ŀ Ǿƛǘŀƭ ǇŀǊǘ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦ LǘΩǎ ŀ ǇƭŀŎŜ ǘƻ ƳŜŜǘΣ ƛǘ ǇǊƻǾƛŘŜǎ ŀ 

home for many community groups and is the social ŎŜƴǘǊŜ ŦƻǊ ŎƻƳƳǳƴƛǘȅ ƭƛŦŜΦέ  

 AVDC Councillor Pam Pearce 
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Foreword by Kevin Cubbage 

Chair Parish Council 

Edlesborough Parish Council has been very 

concerned about what has been happening at 'The 

Bell' over recent months.  The Council does not want 

to see the demise of the last pub in the village of 

Edlesborough.  Accordingly, it has given its full 

support to the 'Save the Bell' campaign, which has 

attracted such widespread backing by villagers.  The 

Council has also made formal objections to AVDC, over The Bell's current 

planning application and listed building consent for changes to the site, 

which, if approved, would make it impossible for The Bell ever to be used as 

a pub again.  We wish the campaign every success. 

  

PPS7 (Sustainable Development in Rural Areas) 

7. Planning authorities should adopt a positive approach to planning 

proposals designed to improve the viability, accessibility or community value 

of existing services and facilities, e.g. village shops and post offices, rural 

petrol stations, village and church halls and rural public houses, that play an 

important role in sustaining village communities. Planning authorities should 

support the retention of these local facilities and should set out in LDDs the 

criteria they will apply in considering planning applications that will result in 

the loss of important village services (e.g. as a result of conversion to 

residential use). 
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 Endorsement by Local MP  
άL ŀƳ ǇƭŜŀǎŜŘ ǘƻ ƻŦŦŜǊ млл҈ ǎǳǇǇƻǊǘ ǘƻ ǘƘŜ ŎŀƳǇŀƛƎƴ 

by Save the Bell to restore the pub for the benefit of 

the village. Many local residents have told me how 

disappointed they were by the closure, how much they 

miss the pub and how dearly they want it back. With 

rural communities under pressure the government has 

said that it wishes to give more power to local communities to shape their 

own destiny. In this spirit I believe that if the people of Edlesborough want 

their pub back, they should have it back. I am on your side and I hope you 

ǿƛƭƭ ǘǊƛǳƳǇƘΦέ 

Rt. Hon. John Bercow MP - December 2010 

 

Endorsement by District Councillor  
'The Bell is the only and last pub in the village of Edlesborough 

and it would be a dreadful pity if it were to close down. Every 

village should have a pub.  I was distressed for the people of 

Edlesborough when it became a 'restaurant' rather than a 

pub. I hope to do all that I can to see it once again operating as 

a pub for the residents of the village and others. I hope that we can 

persuade AVDC planning department to take this on-board when they deal 

with the two planning applications.' 

Terry Jones . AV District Councillor December 2010 
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Endorsement by the 

Villagers of Edlesborough  
(Some of the comments on the Save the 

Bell Website) 

 

 

 

 

This village needs its pub. Why not just let us buy the thing, and be done with it? 

I've lived in Edlesborough for almost 23 years, and have never been inside the Bell and I 
don't drink beer! In spite of this unpromising position, I do support all efforts to keep 
the Bell as the village pub, especially if decent food is available! 
There seem to be quite a few village owned and run pubs in the Yorkshire Dales. Some 
have very imaginative additional offerings. 
Might Church Conservation Trust be prepared to offer some support for the campaign?  

Keep up the fight guys. Its such an important cause.  

I just don't want to see another village pub disappear 

I'm right behind you. We need to keep The Bell going as a proper pub. It is a viable 
project that needs everyone's support  

The Bell PH must be saved  

This is the last proper pub in Edlesborough and it must be saved. The present use of the 
pub is a joke - what restaurant closes at 4pm at night! It is blatantly clear that he never 
wanted to run it as a pub and only bought it as a development opportunity.  

This is a beautiful pub on the exterior and would be such a shame to change. All it needs 
is a good landlord to draw in the punters and create a good atmosphere. I'm all for a 
good pub in the village as we have lost too many!   

My wife and I used the bell pub from 1970 until about 8years ago. We would like to see 
it in the hands of the village residents. We can remember the well to the right of the 
front door. This is the last pub of many and it should remain, it is synonymous with the 
Tythe Barn.  

It would be a travesty to see this historic building and cultural, social establishment 
being turned into rabbit hutches. It has the potential to do so much more than being an 
unlicensed cafe being used as an excuse for blood thirsty developers. I am in total 
support of the pub becoming of collateral ownership in an attempt to bring back a grass 
- roots social amenity for the village and the next generation.  

joining campaign  
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Please sign me up for updates. I am keen to support this campaign.  

Hello, I am VERY interested to support this FIGHT and would be also very interested to 
learn more about option to buy back and return it to Pub/Restaurant. Please let me 
know how to support/help 

I absolutely support your project. contact me if I can help in any way!  

Local ownership must surely be the only way forward . I thought about it a while ago 
well done for actually doing something !  

Edlesborough needs a pub! Nothing else! How can I help as a resident of Edlesborough 
who would be interested in a Village Co-op arrangement to run The Bell as "THE 
VILLAGE PUB" it should be and the village needs! 

Good luck. 
If you need any help please let me know. I would be willing to become part owner 
should you need funding to purchase it to save the Village pub 

There were five village public houses when we moved to Edlesborough and as this is the 
last real pub it would be a tragic loss to the community were we to lose it.  

I sincerely hope your campaign is successful and The Bell can be restored as the 
comfortable village pub we all used to know. Out of interest I note the planning 
application is for 2 three bedroom houses whereas the "proposed" drawings are for 2 
two bedroom houses. I am surprised this has not been noted by AVDC. Good luck ! 

We fully back the campaign as our other local pub The Rule and Square went the same 
way and we now have to travel out of the village to The Swan in Northall which means 
one of us can not drink as it is not walking distance,  

I am not a resident of Edlesborough, but strongly object to the fact that the last 
remaining pub in the village is likely to be demolished . My late husband fought hard on 
behalf of The Rule and Square, Edlesborough, but to no avail; let\ 's get lucky, this time.  

Good luck  

please advise of further action  

Please register our support 

Please register our support 

Me and my family loved the bell until recently it would be fantastic to see it returned to 
it former glory  

If The Village Swan can be kept going by the villagers surely in the much larger village of 
Edlesborough the idea should be a very worthwhile one.  

I am happy to support this group in any way that I can - as a resident of the village for 
the last 27 years I have seen many good pubs close and although the Bell has seen hard 
times in recent years I believe that it has an important future within the village - my 
business is that of an accountant specialising in setting up companies for people - 
especially community interest and companies limited by guarantee- so I can give very 
practical support at the right time when plans are needed to pull things together for the 
village to put a proposal forward to re-purchase and run the pub on behalf of the 
villagers. I also live close to the Bell in Church Croft 
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A drink at the Bell is a required part of every trip to Edlesborough and holds many fond 
family memories. Best of luck ! 

Best of Luck!  

It would be a shame to loose another pub from the village. Good luck with your project  

We don't want to see The Bell go the same way as The Rule and Square did some years 
ago.  

The site, being opposite a very old and traditional church which itself is the centrepiece 
of the village is totally inappropriate and unsuitable for the development of housing. 
The Bell itself is a traditional and picturesque building which would be spoiled if modern 
houses were constructed on the same site. 
If possible please do not let this go ahead. We hope you get a great deal of support in 
your endeavours. 

This is the last pub in the village and it would be a disaster to the community to lose it. I 
would totally support the idea of running it through a village community project. This 
idea has worked in other villages and ensures a central hub for community life  

Would be a great shame not to have a local pub in the area. 

I would like to offer my support to the campaign to save the bell. I strongly object to any 
plans to develop the car park for housing that is totally unnecessary in the village, 
especially in the current economic climate. If I can help the campaign in any way please 
do not hesitate to contact me.  

I really hope that we can save our remaining pub. I will offer what support I can.  

Please keep me informed. 

Appears to be a scheme with little or no regard to the impact on the village amenities 
and the neighbourhood  

We support your campaign to save The Bell from closure. We hope the campaign will be 
successful.  

After reading your flyer and looking at your website I wish to support your campaign. I 
live just across from The Bell and although I have only lived in the village for three years, 
I think what's happened so far is a great shame. I look forward to hearing of any 
updates. 

I register my support to keep the last pub in the village  

I was actively involved in the campagin to save The Rule and Square, and hate to think of 
our last remaining pub going the same way. This must be stopped. I have registered my 
objections. Please keep me informed of any future developments. Good luck. Many 
thanks.   

This must be supported, when the previous village pub was demolished without warning 
I was utterly shocked. Let\ 's retain something of the past and again make it useful to the 
village.  

I support The Bell  
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We are so lucky to live in a village that has everything... apart from a pub. When I moved 
here 20 years ago there were 3 or 4 pubs.  
We as villagers need somewhere we can walk to without having to get into our cars. 
Somewhere we can socialize, have a drink & some good food. If the Bell had decent 
food, people would come from miles around...it could be a little gold mine!! 
Every village needs at least one pub...once its gone it will never be replaced!! 

Hi Guys, Keep up the excellent work. I know there is a lot of will in the village to support 
getting the Bell back into OUR hands 

Hope the Bell will be open for my next trip to Edlesborough  

As a local I totally support this as we need to put the community before personal gain. 
This is the last pub in the village and needs saving 

Well done for all the work done so far to raise the issue and hopefully Save the Bell for 
this and future generations!  

It sounds like a great idea to retain the building as a village pub. You have my support, 
and good luck.  

How does the community ownership work? Can I have some??  
I give my support to the saving of The BELL. 
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Planning Applications  covered by Report  
This report is a response to planning applications for the Bell as follows: 

10/02219/ALB 

Demolition of single storey rear extensions, internal alteration and replacement 

windows and doors at rear 

The Bell Restaurant 

 Church End 

Edlesborough 

Buckinghamshire LU6 2EP 

10/02218/APP 

Erection of two semi-detached dwellings 

The Bell Restaurant 

Church End 

Edlesborough 

Buckinghamshire LU6 2EP 
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Executive Summary  

The submission is made by the Committee and Supporters of the Save the Bell 

campaign which has continuing and widespread support of the villagers of 

Edlesborough and Eaton Bray, our local Parish Council, District Councillor, MP and 

through the website, www.SaveTheBell.co.uk, more than 80 registered local 

supporters. 

This document puts forward a detailed response to the submitted planning applications 

but also argues for the right of the villagers of Edlesborough (and because of proximity 

including Eaton Bray, the adjoining village) to a protection by AVDC of an important 

social and economic amenity in that the Bell Public House is the Last Pub in the village 

of Edlesborough. 

The Bell has served the village as a pub for over 200 years. The present owner has, in 

order to further his development plans, used a now well known planning άtrickέ to try to 

avoid the protection for pubs which is built into the AVDC Development Plan (GP32). We 

believe this to be an abuse of the planning process. We argue that this should not be 

allowed to deprive the villagers of their only remaining pub and evening social amenity. 

We note many anomalies in the Heritage statement and also the lack of reference to 

the historic and practical relationship between The Bell and the adjacent and historic St 

aŀǊȅΩǎ /ƘǳǊŎƘΦ We include a statement from the Churches Conservation Trust in 

defence of the Bell. 

We argue that the present owner has tried to use the planning process to avoid any test 

of viability which would normally be required for the closure of the last pub in the 

village. We therefore demonstrate by means of the well-respected CAMRA viability test 

that contrary to claims in the planning application the Bell is viable as a pub, its present 

and recent difficulties having been the result of poor management and inappropriate 

business models. 

We argue and refute in detail many of the points of planning regulations raised by the 

applicant. 

We reaffirm that the Villagers wish to acquire the Bell and operate it as a village pub 

community project. We include in Appendix 2 a brief article from an organisation 

Chaired by the Prince of Wales showing how this might be achieved. We also note that  

a pub in a nearby village which has been successfully under village ownership since 1997 

ς the Village Swan at Ivinghoe Aston. 

We respectfully believe and submit that our detailed arguments give more 

than adequate grounds for 10/02219/ALB and 10/02218/APP to be rejected. 

http://www.savethebell.co.uk/
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The Effect of Localism 
In the Queens Speech  the Coalition Government signalled a clear intention of revising 

planning processes to give local communities significant input to planning in their area. 

In addition to a detailed objection to the planning applications in this report we show 

that a very large number of the local community of Edlesborough and Eaton Bray (which 

we include because they can easily walk to the Bell) wish to preserve the Bell not just as 

a restaurant but as the village pub it has been for over 200 years. AVDC has recognized 

this change in planning emphasis in various documents including that shown below: 

Excerpt from AVDC published document  

APPENDIX B Agenda Item No 4 

 THE WAY FORWARD WITH THE PLANNING POLICY PROCESS 

 Carole Paternoster Cabinet Member for Strategic Planning 

4 Changes to the Planning Policy Regime  

4.1 It is clear from announcements throughout the summer that the coalition 

government haǎ ŀ ŎƭŜŀǊ ŘǊƛǾŜ ŦƻǊ ΨƭƻŎŀƭƛǎƳΩ ƻǊ ΨōƻǘǘƻƳ ǳǇΩ ǇƭŀƴƴƛƴƎ ǇƻƭƛŎȅ 

development which sits within its wider decentralisation agenda. This is a fundamental 

ǎƘƛŦǘ ŦǊƻƳ ǘƘŜ ŎǳǊǊŜƴǘ ǎȅǎǘŜƳ ƻŦ ƛƳǇƻǎŜŘ ΨǘƻǇ ŘƻǿƴΩ ǇǊƻŎŜǎǎŜǎΣ ŀƴŘ ƛǎ ǎǘǊƻƴƎƭȅ 

ƛƴŦƭǳŜƴŎŜŘ ōȅ ǘƘŜ /ƻƴǎŜǊǾŀǘƛǾŜ tŀǊǘȅ ǇǳōƭƛŎŀǘƛƻƴ ΨhǇŜƴ {ƻǳǊŎŜ tƭŀƴƴƛƴƎΩΦ ¢ƘŜ Ƴƻǎǘ 

fundamental of the changes to date has been the revocation of Regional Spatial 

Strategies, leading to the decision to withdraw  the Core Strategy by Council in 

September this year.   

4.2 In its structural reform plan the Department for Communities and Local Government 

(DCLG) states its intention to publish a Localism Bill this autumn. The same document 

envisages encouraging councils to work, in the spirit of this approach prior to the Bill 

being enacted, which is likely at the end of 2011 or spring 2012.  

4.3 Whilst at the time of writing this report there is still little guidance or direction from 

ƎƻǾŜǊƴƳŜƴǘ ƻƴ ǘƘŜ ƳŜŎƘŀƴƛŎǎ ƻŦ Ƙƻǿ ΨƭƻŎŀƭƛǎƳΩ ǿƛƭƭ ǿƻǊƪ in practice, it is clear that 

what is envisaged is a much more community and politically led engagement process. 

¢Ƙƛǎ ǿƛƭƭ ƴŜŜŘ ǘƻ ǎǘŀǊǘ ŦǊƻƳ ŀ ΨŘƛŀƭƻƎǳŜΩ ǿƛǘƘ ŎƻƳƳǳƴƛǘƛŜǎΦ IƻǿŜver it will also have to 

be informed by evidence and must accord with national planning policies, hence 

developing new planning policy will not be either starting from a blank sheet or without 

the need for rational reasoning to our conclusions. However it is likely that it will 

ƻǇŜǊŀǘŜ ǿƛǘƘƛƴ ƴŜǿ ΨƭƛƎƘǘ ǘƻǳŎƘΩ ǊŜƎǳƭŀǘƛƻƴǎ ǘƻ ōŜ ǎŜǘ ƻǳǘ ōȅ ƎƻǾŜǊƴƳŜƴǘ ƛƴ ǘƘŜ ƴŜǿ 

year, which will be less prescriptive in terms of process than the LDF regime. 
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Obvious Application Anomal ies 
We have noticed anomalies which we assume will have been resolved by the planning 

officer. 

Both application form s request two three bedroom semi -detached houses 

however the supporting justification and drawings shows two two bed semi-detached. 

 

Neither application shows employment  nor acknowledges the obvious changes 

which will occur because of the envisaged reduction in restaurant size 
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Neither application shows changes in parking spaces  
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Discussion of Heritage Statement  (HS) 
The author of the HS states ǘƘŀǘ ŀ ǘƘŜ ƘƛǎǘƻǊȅ ƻŦ ǘƘŜ .Ŝƭƭ Ƙŀǎ ōŜŜƴ ǎǘǳŘƛŜŘ ŦǊƻƳ άŀƴ 

electronic search of the documentary archives held by the Buckinghamshire Heritage 

and Environment Record and the National Monument Recordέ. Whilst obviously not 

doubting the word of an academic, so little of the rest of the application is believable we 

sought to check his findings. 

The Centre for Buckinghamshire studies tells us that άthere is a specific reference to the 

Bell. This is a deed in which (among other transactions) John Ginger of Edlesborough 

purchases a house called the Bell beside the churchyard from John Peppiatt in 1683 (D/X 

1072/2)έ. So the Bell is almost certainly considerably older than suggested. 

The HS statement shows a photograph of the Bell in its present state with the rather 

unsightly banners obscuring the pub sign. Here we show a photograph also taken from 

ǘƘŜ !ǊŎƘƛǾŜǎ ƻŦ άōŜǘǘŜǊ Řŀȅǎέ 
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We note the closure of an area . The extremely attractive photograph of the bar 

included in the document is the area which the owner has decided to close to the public 

although at his own request it has a use class of A3. This has historically been known as 

ǘƘŜ άǎƴǳƎέ ŀƴŘ often used for bar games, particularly dominos, before a previous owner 

closed the bar serving area, although it still exists behind the rather bland wooden slats. 

The HS says: 

¶ As a result the survival of historic ground floor joinery & fittings has particular 

significance and the photograph illustrates valuable elements which have 

survived within the interior of the building. 

 

It is then perhaps a pity then that the owner has 

decided not to let the public see them!! 
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The internal re -configuration of the restaurant  and change of use of part of the 

ƎǊƻǳƴŘ ŦƭƻƻǊ ŦǊƻƳ !о ǘƻ άǇǊƛǾŀǘŜέ ǳǇƻƴ ǿƘƛŎƘ ǎƻ ƳǳŎƘ ƻŦ ǘƘŜ ǊŜǎǘ ƻŦ ǘƘŜ ŀǇǇƭƛŎŀǘƛƻƴǎ 

depends are not mentioned, which we find misleading. The photographic schedule of 

works that the application describes shows no internal modifications and the application 

form rules them out. Perhaps they are the subject of a third application which we have 

not yet seen. Further the re-configuration of the A3 area involves new access doors to 

the building but these are not discussed. Surely they must impact on the structure? 
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The schedule of works makes no mention  of a small side building shown in the 

photograph below: 

 

We believe that this structure ς which already looks half demolished ς would need to be 

renovated or removed to make the development plan practical and the significance of 

that is that these were originally toilets and hence have drainage etc. 

Funding for alterations  

We note the following paragraph from the development submission 

¶ 1.3 The Bell Restaurant is a Grade II Listed Building and as such we have taken 

full account of its built quality in the process of this scheme and propose that as 

part of the development of this site, the revenue generated will allow for 

material improvements to be made to the existing Listed Building 

It would seem odd that someone has undertaken ownership and care of a Grade 2 listed 

building and the only way they can fund its upkeep is by seeking permission to build 

houses in its curtilage. Perhaps the owner should be encouraged to consider the well-

funded proposals of the Villagers?  

 



 

Page 17 of 39 
 

It is strange  that a heritage statement of this nature neglects to mention the symbiotic 

ƘƛǎǘƻǊƛŎŀƭ ǊŜƭŀǘƛƻƴǎƘƛǇ ōŜǘǿŜŜƴ ǘƘŜ .Ŝƭƭ ŀƴŘ {ǘ aŀǊȅΩǎ ŎƘǳǊŎƘ ƻǇǇƻǎƛǘŜΣ ƴƻǊ ǘƘŜ ŦŀŎǘ ǘƘŀǘ 

the Bell stands at the end of the historic Ridgeway Path. 

The Church ς though no longer 

used for worship - hosts concerts 

and other social functions and the 

owners of the Bell have for a very 

large number of years allowed 

use of the car park and toilet 

facilities ς in exchange of course 

for trade! The Bell has in later 

years held the keys of the church 

for those interested particularly in 

seeing the famous bells, 

woodwork and brasses. 

 

 

 

 

 

 

 

 

  

The Churches Conservation Trust say: 

We have been associated with Edlesborough since 1977 when the Church of St Mary the Virgin came 

into our care. The pub is situated opposite the church and until recently, it was the main key holder 

for St Mary's and provided easy access for our visitors. This partnership was beneficial for our 

visitors and the pub and undoubtedly created additional income for The Bell and the village as 

visitors stayed longer to look around. Unfortunately, this arrangement has not been continued by 

the current management of The Bell. 

 We are actively encouraging local communities to use our churches and striving to improve access 

and the visitor experience, so anticipate an increase in visitors who will wish to make use of local 

amenities. However, this opportunity will be dramatically reduced at Edlesborough if the facilities 

previously provided by the village pub are replaced by residential dwellings. Therefore we support 

the views of Edlesborough Parish Council and object to this application. 
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The HS comes to a conclusion not justified or argued  that: 

¶ the existing carpark and rear garden can clearly be seen as being of ancillary 

value and importance 

We fail to see how the garden and car park of a licensed restaurant or pub can be 

classified with such contempt. If we look at the successful pubs in the area most rely on 

their garden to give extra covers in the summer, and without a car park how would such 

a business flourish? Whilst the argument is in a section dealing with an historical 

building can the functioning of that building be entirely divorced from its facilities? 

 

 

We will argue later in this submission  ǘƘŀǘ ǘƘŜ ǇƘǊŀǎŜ άǇǊŜǾƛƻǳǎƭȅ ǳǎŜŘ ƭŀƴŘέ ƛǎ 

confusing in this application. Here we reproduce the historic map from the HS and note 

that the surrounding area was all agricultural, perhaps giving credence to our conjecture 

that any other building on the site were for agricultural use. 
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Application 10/02218/APP and District Plan  (AVDLP) 

GP32 Preservation of Rural Amenities  

Refers to Applicants Parag raphs 1.1, 5.5, 1.2, 5.1, 5.40 

 

More especially Paragraph 4.98 of the AVDLP states: 

¶ 4.98 In the Rural Areas, it is important to protect shops, post offices and public 

houses, as these fulfil a local function providing local services and reducing the 

need to travel. This protection is particularly important where there are no 

alternatives available locally. Applicants will need to satisfy the Council that the 

existing use is no longer viable and that a genuine attempt has been made to 

market the enterprise as a going concern. Where development is permitted, it 

would be regrettable if the building works prevented the future resumption of 

the former, or similar, activity. 

¢ƘŜ ŀǇǇƭƛŎŀƴǘ ŀŎƪƴƻǿƭŜŘƎŜ ǘƘŜ άŦƻǊƳŜǊ ǳǎŜέ ƛƴ ǘƘŜƛǊ tŀǊŀ рΦпл 

¶ 5.40. In its former function as a public house the grounds have been laid to car 

parking with a small strip of garden land remaining to the rear. The proposed 

changes will not result in any material harm to the value of the building as a 

heritage asset. Through the removal of inappropriate and harmful alterations 

which have damaged the value of the building there will be real and material 

benefit to the special architectural and historic interest of the listed building. 

GP.32 The Council will resist proposals for the change of use of shops, post offices 

and public houses for which there is a demonstrable local need. 

In considering applications for alternative development or uses the Council will 

have regard to the viability of the existing use, the presence of alternative local 

facilities and the community benefits of the proposed use. Where permission 

includes building conversions, conditions will be imposed so as not to exclude later 

resumption of the existing use. 
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Whilst the first sentence of GP32 is the one most quoted and one we would certainly 

wish to emphasise, in the case of the Bell the second is also very applicable. The Bell has 

been subject to a recent application for a Certificate of Lawfulness changing use from A4 

(pub) to A3 (licensed restaurant). By requesting this Certificate the owners sought to 

avoid any requirement to prove viability as a pub.  Yet in Paragraph 1.1 of their 

application they state  

¶ άмΦм ¢ƘŜ ŦƻƭƭƻǿƛƴƎ ǇƭŀƴƴƛƴƎΣ ŘŜǎƛƎƴ ŀƴŘ ŀŎŎŜǎǎ ǎǘŀǘŜƳŜƴǘ Ƙŀǎ ōŜŜƴ ǇǊŜǇŀǊŜŘ ƛƴ 

support of the planning application for the erection of two semi detached 

dwellings on land to the rear of The Bell Restaurant along with the demolition of 

existing flat roofed extensions to the restaurant which are of a poor built and 

visual quality. The site currently operates as a restaurant following a 

change of use from a public house owing to its lack of viability. A recent 

fire to resulted in damage to parts of the restaurant and parts of the buildings to 

be removed, however in the main they are surplus to requirement and a visual 

blight to the listed building such that the applicant wishes to have them 

ǊŜƳƻǾŜŘέ 

And in their Paragraph  

¶ 5.5. The site is part of The Bell Restaurant, which previously operated as a public 

house until adverse economic conditions resulted in its change of use to a 

restaurant. This change of use attempted to maintain an active 

commercial use of the site but has resulted in a change of requirements 

of the site resulting in surplus car parking space and surplus garden land. 

The change of use to a restaurant under permitted development was confirmed 

as being lawful by the recent LDC. 

The modifications and development they request will infringe the final phrase that  

conditions will be imposed so as not to exclude later resumption of the existing use. 

 Clearly the changes required to the car park will in inhibit a later resumption of use as 

an A4 or even viable A3 amenity. To justify those changes they seek to reduce the usage 

of the ground floor of the existing building, yet in their recent application for the 

certificate of lawfulness they requested in Paragraph 3.8 
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They justify reduced use of the car park in their Paragraph 1.2 

¶ ά1.2 The operating and parking requirements of the restaurant are such that a 

portion of the site is surplus to requirements and therefore alternative uses 

are being considered to ensure the full and efficient use of land is made. Given 

the predominance of residential development surrounding the site a residential 

use of the site would be appropriate and would be compatible with the character 

and appearance of the area. This use would not result in conflict with the existing 

restaurant use and would help deliver material improvements to the appearance 

ƻŦ ǘƘŜ ƭƛǎǘŜŘ ōǳƛƭŘƛƴƎέ 

And their Paragraph 5.1 

¶ 5.1. The proposed scheme seeks planning permission for the erection of a semi 

detached pair of dwellings to the northeast of the existing restaurant. The 

dwellings would be located upon excess car parking space and redundant 

garden area. 

They produce no evidence that they have applied good marketing and other 

management skills to further the success of the existing business let alone when it was 

as a pub under their ownership (It should be noted that the existing restaurant only 

opens from 8am to 4pm Monday to Friday. It is not open evenings and weekends, and 

as a pub it had limited opening hours and no food was served) and hence no good 

ǊŜŀǎƻƴ ǿƘȅ ǘƘŜ ŎŀǊ ǇŀǊƪ Ƙŀǎ ōŜŎƻƳŜ άǎǳǊǇƭǳǎ ǘƻ ǊŜǉǳƛǊŜƳŜƴǘǎέΦ 

In Appendix 1 we analyse the Bell using the CAMRA viability test. This is widely accepted 

as a realistic evaluation looking at a wide range of factors, including good management. 
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SPG ɀ Parking  

Refers to Applicants Paragraphs 5.36, 5.37 

 

The table shown in the Supplementary Planning Guide ( SPG) shows the following: 

¶ Maximum Parking Requirements: 

3.6 Public House and Licensed Bars 1 space per 3m2 floor space associated with 

bars: Separate provision should be made for loading, unloading and 

manoeuvring of delivery vehicles 

3.7 Restaurants/Cafes 1 space per 6m2 of public floor space : Separate provision 

should be made for load, unloading and manoeuvring of delivery vehicles 

¢ƘŜ ŀǇǇƭƛŎŀƴǘ ǎǘŀǘŜǎ ƛƴ tŀǊŀΩǎ рΦосΥ 

5.36. This development results in the re-use of part of the restaurant car park and part of 

the existing garden area. We must therefore ensure that the proposed development 

does not compromise the parking levels required by the existing restaurant. The SPG sets 

out that one space should be provided per 6m² of public floorspace. 

We conclude that as the Bell still carries a full pub licence it should at least be 

considered a licensed bar since there seems no inhibition to serving alcohol. This would 

make the figure of 3m2 more meaningful. In any case as argued elsewhere restricting 

parking to that of a café would infringe GP32 in that the amenity could not be returned 

to its former state. The plan shows no ά{ŜǇŀǊŀǘŜ ǇǊƻǾƛǎƛƻƴ ŦƻǊ ƭƻŀŘing, unloading and 

ƳŀƴƻŜǳǾǊƛƴƎ ƻŦ ŘŜƭƛǾŜǊȅ ǾŜƘƛŎƭŜǎέ and as we are told in the applicants Para 5.25 the 

restaurant άattempts to gain popularity and traction in the current marketέ we presume 

that there will be a significant need for deliveries. Since the existing access is on a very 

busy part of the A4146 carrying heavy lorries certainly off road unloading will be 

required. 
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In the justification of car parking spaces  

The applicant states that: 

5.37. From the proposed floor plans it can be seen that the restaurant only utilises the 

left side of the ground floor only which has a floorspace of 41m² which give a 

requirement for 7 spaces (rounded up) relating to the restaurant. Two additional spaces 

are provided for the resident of the ancillary accommodation above and staff if required. 

The restaurant only employees one person at present. The previous car park was set up 

informally and we have sought through the redevelopment of this site to formalise the 

parking area somewhat so it is clear where people should park. 

As previously quoted the Certificate of Lawfulness application included the following 

paragraph: 

 

If we are assured in the application that the restaurant is attempting to become a viable 

business why would it not want to utilise all the floor space allowable. How did the 

ǊŜƳŀƛƴƛƴƎ ŀǊŜŀǎ ƻŦ ǘƘŜ ƎǊƻǳƴŘ ŦƭƻƻǊ ōŜŎƻƳŜ άǊŜŘǳƴŘŀƴǘέ ƛƴ ǎǳŎƘ ŀ ǎƘƻǊǘ ǎǇŀŎŜ ƻŦ ǘƛƳŜ? 

Even if these areas are closed today they could be open tomorrow and so we contend 

that the total area of the ground floor should be used for the calculation and we would 

regard a figure of 1 parking space per 3m2 as essential to allow viable use and expansion 

of the business. 
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GP17 Employment Sites  

Not Referenced by Applicant  

 

The application dos not mention employment as is required by GP17. The Bell under 

good management clearly offers considerable scope for employment in the village, not 

only for staff working there but in local suppliers etc. We would expect at least 12 full or 

part time employees when the Bell is fully operational, some of which could be first time 

job seekers. 

  

GP.17 The Council will seek to retain existing employment sites and uses. 

Proposals for changes of use or redevelopment of employment sites will only be 

permitted where: 

a) the existing use has an adverse impact on amenity of neighbours and its 

proposed replacement would be an improvement; 

b) there are appropriate alternative employment opportunities either on other 

sites in the locality or as part of the proposed development; and 

c) there are opportunities in larger settlements of a more advantageous land-use 

arrangement through redevelopment for mixed use, including residential, 

purposes. 
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RA13 + PPS3 Re-Use of Land 

Refers to Applicants Paragraphs 5.3,5.51,6.7 

 

 

Paragraph 5.3 of the application relies as justification on Paragraphs from the AVDLP 

and national planning guidelines. 

¶ 5.3. The site lies within the built up part of Edlesborough which is listed within 

Appendix 4 of the Local Plan. The Local Plan sets out that Appendix 4 lists those 

settlements in which it is appropriate allow limited small scale development 

(Para 10.43). Within Appendix 4 settlements priority will be given to proposals for 

the re-use of small parcels of derelict or under used land and previously 

developed land that consolidate the settlement form (Para 10.44). Within these 

settlements infilling development will normally be permitted (Para 10.45). 

  

RA.13 Within the built-up areas of settlements listed in Appendix 4 of the Plan 

residential development will be restricted to small-scale areas of land. Subject to other 

policies of the Plan, permission will only be granted for residential or mixed-use 

development comprising: 

(a) 

infilling of small gaps in developed frontages with one or two dwellings in keeping with 

the scale and spacing of nearby dwellings and the character of the surroundings. 

(b) 

up to five dwellings on a site not exceeding 0.2 ha that consolidates existing settlement 

patterns without harming important settlement characteristics, and does not comprise 

the partial development of a larger site. 

Such development should use land efficiently and safeguard existing employment uses 

and significant open spaces and buildings. In Buckingham, Wendover, Haddenham and 

Winslow larger schemes may be permitted. 
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However Para 10.43 states: 

¶ 10.43. In the Rural Areas, in addition to the planned development at Buckingham, 

Wendover and Winslow, it is appropriate to allow limited small-scale 

development at settlements that have some community facilities like shops, 

pubs and post offices, are reasonably accessible and may provide some 

employment opportunities. These settlements are listed in Appendix 4. 

It is perhaps ironic that the purpose of this planning application is remove the pub and 

the employment opportunities. 

Para 10.44 states 

¶ 10.44. In Appendix 4 settlements priority will be given to proposals for the re-use 

of small parcels of derelict or under-used land, and previously developed 

land, that consolidate the settlement form. These development or 

redevelopment schemes should not generally exceed five dwellings, although in 

Buckingham, Wendover, Haddenham and Winslow the principle of larger 

developments that conform to other policies may be appropriate. These projects 

should not detract from any distinctive characteristics of the settlement or 

prejudice important areas of open space or employment uses. 

We are not entirely clear from the application which of those definitions they seek to 

apply to the car park of an active restaurant/public house. However in their Para 5.51 

they state: 

¶ 5.51. This site also falls under the definition of previously developed land as set 

out within PPS3 and is therefore a sequentially preferable location for new 

residential development. AVDC is required by PPS3 to deliver 60% of new 

dwellings on previously developed land and the proposed site will help to meet 

that target and ensure that this site is used in an efficient manner. 

PPS3 states: 

¶ 41. The national annual target is that at least 60 per cent of new housing should 

be provided on previously developed land. This includes land and buildings that 

are vacant or derelict as well as land that is currently in use but which has 

potential for re-development. When identifying previously-developed land for 

housing development, Local Planning Authorities and Regional Planning Bodies 

will, in particular, need to consider sustainability issues as some sites will not 
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necessarily be suitable for housing. There is no presumption that land that is 

previously-developed is necessarily suitable for housing development nor that 

the whole of the curtilage should be developed. 

So to understand further the applicants definition of previously developed land we 

should perhaps look at their paragraph 6.7: 

¶ 6.7. As can be seen from the historical site plans at Appendix 1 of this document, 

the original site configuration featured a detached building to the rear of the site 

in a location similar to that of the proposed dwellings. 

The buildings referred to in the historic plans no longer exist and have not done so for 

many years, however it is believed that their use was agricultural. This is very likely as 

most of the housing in the area was built in later years. Hence RA11 may be applicable: 

¶ RA11 Permission for residential re-use is unlikely but may be granted 

exceptionally as part of an acceptable business conversion scheme, or where 

genuine attempts to secure business re-use have been unsuccessful. Any 

subsequent redevelopment proposals will be judged by other relevant policies in 

the Local Plan 
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Noise 

Refers to Applicants Paragraphs 5.25,5.26 

The applicant states that: 

¶ 5.25. The existing use of the building to the south is as a restaurant. The current 

opening hours of the restaurant are 8-4, Monday to Friday and no outside dining 

is part of the operation at the present time or proposed for the future. While 

there is no control over the operating times of the restaurant the operation is 

envisaged to be limited at the present time while it attempts to gain 

popularity and traction in the current market. 

¶ 5.26. The restaurant would only operate during the daytime and not at night 

when the receptor (the proposed dwellings) is more sensitive. Accordingly, it is 

not considered that the proposed dwellings would result in conflict with the 

existing restaurant operation in terms of noise and disturbance. Correspondingly 

it is not considered that the proposed dwellings would harm the existing 

restaurant in terms of noise and disturbance. 

This produces a circular argument in that it is acknowledged that there is no control 

over opening times, and that the restaurant is attempting to gain popularity (or 

άǘǊŀŎǘƛƻƴέύ. One would presume that if it got more popular the owner, present or future, 

would wish to maximise the worth of the business and therefore open for longer hours 

and utilise the whole A3 ground floor area. Noise would be generated outside the 

current very limited opening and as argued earlier there would obviously be a need for 

car parking spaces currently claimed to be redundant. 
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New Access to High Street 

Refers to Applicants Paragraphs 5.34 

The application shows a much άǎŀƴƛǘƛǎŜŘέ ǇƘƻǘƻƎǊŀǇƘ ƻŦ ǘƘŜ proposed new access onto 

the High Street. Below we show two photographs giving a more realistic view. 

 

Access 

A4146 
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¢ƘŜ ŀǇǇƭƛŎŀƴǘΩǎ ǇŀǊŀƎǊŀǇƘ рΦоп ǎŀȅǎΥ 

¶ 5.34. The access is set well back from its junction with Leighton Road and does 

not interfere with any existing access in the vicinity. While it is proposed to offer 

a single width of access through the existing retaining wall to help maintain the 

character of the area, it offers ample visibility along the highway due to the 

presence of the existing footpath. It is therefore considered that the site offers 

good levels of intervisibility and would not result in harm to highway safety 

It would be difficult from the photographs or practical experience to see how they 

justify their claims. In addition the new proposed access would have to be up a very 

steep slope into what is now the car park. We wonder how practical this access will be 

for those needing assistance such as the disabled and very young (this seems not to 

ƘŀǾŜ ōŜŜƴ ƘƛƎƘ ƻƴ ǘƘŜ ŘŜǾŜƭƻǇŜǊΩǎ ǇǊƛƻǊƛǘȅ ŀǎ ǘƘŜ ǇǊƻǇƻǎŜŘ ŎƘŀƴƎŜǎ ǘƻ ǘƘŜ ǊŜǎǘŀǳǊŀƴǘ 

do not include toilets for people with disabilities or indeed a suitable access route). The 

bus stop opposite should be noted as this road carries public transport. The A4146 these 

days carries very heavily loaded lorries and the junction is very close. 
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Appendi ces 

Appendix 1  CAMRA Viability Test  

 

CAMRA Viability Test 
      

  

 
  
 

  

      

      

      

1 Population Density   

  

What is the location of the pub? Village, suburban, urban, town centre, 
isolated country? 

Village 

  What is the catchment area of the pub? Primarily Edlesborough and part of Eaton Bray 

  How many adults live within a one mile radius? 6689 according to the last census 2001 

  

In rural areas, how many adults live within a ten mile radius? This would take in Luton, Dunstable, most of 
Aylesbury so the number would be very large 

  

Are there any developments planned for the area? Industrial, 
residential, strategic projects? 

No industrial or strategic projects to our 
knowledge but a number of house building 
projects 

  Daytime working population? Approximately 100 

      

2 Visitor Potential   

CAMRA recommend the consideration of the following factors when considering the viability of pubs. 
Here answers  highlighted in yellow are considered neutral to viability, those in green positive and those in red detrimental 














