
Great Wolford Parish Council Response to 

Applications 21/01653/FUL and 21/01683/LBC 
 
Great Wolford Parish Council objects to the applications 21/01653/FUL and 21/01683/LBC. 
 
In the course on considering these applications we met with the applicants in the front of the 
property but were refused permission to enter the property or the back garden for inspection. 
We were unable to hold a village meeting due to closure of the village hall. Residents have 
been circulated and encouraged to submit views directly to Stratford District Council. 
 
The planning reasons for our objections are summarised below and evidenced in the rest of 
our submission. 
 

1. The Fox and Hounds is an acknowledged Asset of Community Value, and the proposed 
changes degrade the value of the asset. 

2. The proposed changes would make the The Fox and Hounds unviable as a business 
proposition. 

3. The proposed development contravenes Stratford-on-Avon DC’s Core Strategy Policy  
4. The substantially adverse impact on the social and economic benefits enshrined in its 

Grade II listed status. 
5. The proposed changes to the curtilage of the building are aesthetically and visually 

undesirable. 
 
 

Background 
 
The residents of Great Wolford wish that the Fox and Hounds should continue as a viable 
public house. Such a view has been repeatedly voiced at Parish Council meetings, was clearly 
evident in a recent survey conducted as part of the updating of our Village Design Statement 
and is supported by the very large numbers of objections to the previous change of use 
planning application (18/01396/FUL, 18/01397/FUL) by both residents and others from 
further afield. In response to the recent Housing Needs Survey of Great Wolford (WALC 
12/20), when asked about desirable facilities, 78% of the respondents indicated that they 
would like to see an active pub and shop. 
 
The origins of the building are obscure but its use as an inn can be traced back to the 17th 
century.  The Fox and Hounds is listed as an Alehouse in the Warwickshire Quarter Sessions 
1625-50; this is unusual as, at the time, the majority of Alehouses were illegal undertakings 
in Warwickshire.  

 



The Fox and Hounds Inn, along with the Church, is at the heart of Great Wolford, and also 
serves the neighbouring villages of Little Wolford and Barton on the Heath, which lack a pub. 
Over many years it was an extremely successful pub, possessing historic charm and offering 
both food and drink. For the villages, it was a thriving community centre where many got to 
know their neighbours. It attracted customers from a wide area, both residents and holiday 
makers. The social and economic benefits to the community were considerable. 
 
The Fox and Hounds reopened as a pub after some refurbishment under the current 
ownership in July 2015. In May 2016, evidence that the Fox and Hounds was not fulfilling the 
generally accepted role of village pub and that no information was publicly available on 
opening times or meals, together with the community’s fears for its future viability under the 
current management, led to the Parish Council requesting that it be registered as an Asset of 
Community Value (ACV). This was granted. An application for renewal of this status is 
imminent. The pub was closed by its owners in 2016 and has remained so. 
 

21/01653/FUL  - Proposed Atrophy of The Fox and Hounds 
 
Many of the arguments in the Planning and Design Statement for the development of The Fox 
and Hounds are based on a false premise. In the introduction (KF1.1) the application is 
presented as “change of use of the former letting bedrooms”. In KF4.3 “the Public House” is 
defined as the unshaded area of Plans 002A and 004C. We strongly dispute such a definition. 
The kitchen area is integral to the Pub, indeed in living memory, part of it formerly functioned 
as a Public Bar before it was incorporated into the current kitchen and pantry area. In the 
proposed plan the kitchen is separated from the rest of the pub and forms part of the 
proposed new residence. Thus the claim in 4.3 and in subsequent sections of the Statement 
(KF4.15, KF4.21, KF6.12, ) that the Public House would be retained in its current form is invalid. 
The ACV listing relates only to the element of the building which is used as a public house and 
not to any residential part of the building. Before it was closed this comprised the whole 
ground floor. Appropriation of half of the ground floor, including  especially the kitchen and 
larder, for the proposed new  dwelling degrades the value of the asset. 
 
Deprived of a kitchen, The Fox and Hounds would no longer be able to offer food as part of 
its service, almost certainly rendering it financially unviable. The split between food and wet 
sales is 50:50 for a typical rural pub. The customer base also would be reduced because it 
would not be considered as a destination pub as it has been in its past profitable periods. 
 
Removal of the three letting bedrooms would also be disadvantageous. The popularity of the 
Cotswolds as a tourist area ensures a good all year trade in holiday lets and the occupancy of 
these rooms would be, in itself, a steady source of income, let alone increase trade for the 
pub. The abundance of holiday lets and B&B establishments in the local area is evidence of 
the viability of such a trade in contradiction to the view expressed in the Proposal (KF6.14). 



 
In conclusion the impact of removing the letting income and food sales would be in order of 
60% thus rendering the pub unviable for future trading. 
 

Planning Policy Context 
 
Great Wolford is in a Special Landscape Area (SLA) just outside the Cotswold Area of 
Outstanding Natural Beauty. The Stratford-on-Avon Core Strategy document (CS) states for 
villages (CS 5.1 Policy CS 15 F) “Development is restricted to small-scale community-led 
schemes that meet a need identified by the local community” (KF5.25). The Great Wolford 
Village Design Statement asserts that “Any new development should be small scale and 
community led”. The current proposed development of the pub is not community-led, and it 
would be detrimental to the needs of the community. Hence the proposal is in direct 
contradiction to the Council’s strategy and the village’s stated wish. The Proposal argues in 
favour of providing an additional house in the village in line with national policy. Some 
confusion is engendered in that the North West elevation on the proposed plan labels it as a 
“Holiday Let Unit”. In either case, i.e. a separate residence or a holiday let, when weighted 
against the almost certain loss of the pub, the case is weak. 
 
The National Planning Policy Framework (NPPF 2018) cites three objectives to achieving 
sustainable development, economic, social and environmental (Para 8 NPPF2, HKF 5.4). 
NPPF2 also addresses the need for the retention of, amongst other things, village pubs to be 
promoted for economic growth (Para 83 NPPF2 ). Paragraph 83 (d) states:  
 
“Planning Policies and decisions should enable: the retention and development of accessible 
local services and community facilities, such as local shops, meeting places, sports venues, 
open space, cultural buildings, public houses, and places of worship.” 
 
NPPF2 also states that planning decisions should guard against the unnecessary loss of valued 
facilities and services (KF5.9). The Fox and Hounds brings economic benefit to the community 
in terms of employment and support for holiday home businesses. Under new management, 
it could also support local suppliers. Degrading the Fox and Hounds will create no local 
employment whereas running as a successful pub, it’s likely to provide full time or part time 
employment for around 18 local people, the younger of which would find it difficult to get to 
the local towns due to lack of public transport.  A well-run local pub serving meals is also likely 
to use local suppliers thus contributing to the economy of the local area. 
 
A successful pub will fulfil an essential social function, serving as a meeting place for the 
community.  Stratford District Council is prioritizing the prevention of local isolation 
particularly in rural areas and a social hub such as the Fox and Hounds is important in this 
respect, particularly for elderly residents with no transport.  



 
The Fox and Hounds is within the Conservation Area of the village, this means planners must 
ensure that any proposal affecting the setting of a conservation area must preserve or 
enhance the character of that conservation area.  This duty is outlined at section 72 of the 
Planning (Listed Building and Conservation Areas) Act 1990.  The current proposal will neither 
conserve nor enhance the special character and historical interest of the conservation area. 
By threatening the viability of pub located in the building in the heart of the conservation area 
with the pleasant community atmosphere that a local pub engenders, the heritage asset 
would be adversely harmed. Relevant to our objection is the judgment in the case of the Swan 
and Edgar pub on 28 May 2014 ‘the existing site contributes positively to the character and 
appearance of the Conservation Area not only through the physical presence and features of 
the building but through its long established use …. ‘ 
 
The Great Wolford Village Design Statement - 2019 specifically states “Fox and Hounds should 
continue as a pub and not be converted into housing” (Page 16) 
 
Heritage Statement 
 
The Proposal submits in support a Heritage Statement (HS) unchanged from the earlier 
proposal to convert The Fox and Hounds into two separate dwellings ((18/01396/FUL, 
18/01397/FUL). As such, much contained therein is irrelevant to the current proposal. Key 
conclusions of the HS were strongly contested in Great Wolford’s Parish Council’s objection 
to the previous application. However, since the HS has been resubmitted, unchanged, as 
evidence, we feel obliged to repeat our objections.  
 
In July 2016 Armour Heritage, at the request of the owners, produced a Heritage Statement 
supporting change of use from Public House to Residential. Their statement has been 
submitted as part of the current planning application.  This statement must have been 
commissioned within only a few months of the owners reopening the pub in July 2015. Not 
only was that insufficient time to re-establish the pub operation but more significantly, it 
clearly demonstrates that the owners did not purchase the pub with any intention of running 
it as a pub, but instead closing it permanently and seeking to obtain permission to change its 
use to residential. According to KF2.11 the applicants sought advice from the council 
concerning conversion to two dwellings in March 2016. The pub was subsequently closed in 
2016. 
 
KF6.5 reports that Armour Heritage “found that the full conversion of the public house would 
have no impact on the significance of the heritage asset” English Heritage Conservation 
Principles identify that a heritage asset has a communal value and should be managed to 
sustain its overall value to society (EH Conservation Principles 2008, AM 3.9). AH attempts to 
estimate the impact of the proposed change by using matrices presented in Tables 1-3 (HS 



3.35, 3.36, 3.37). They also employ Historical Asset Good Practice Advice (GPA) in their 
assessment (HS 2.2 3.23). 
 
As a grade II listed building the Fox and Hounds is deemed of Medium importance as a 
heritage asset (HS 3.36 table 2, HS 5.28).  
 
Among GPA’s attributes for assessing the effect of a proposed development are “Changes to 
public access, use or amenity” and “Reversibility”. Development of the Fox and Hounds to a 
dwelling and a severely reduced pub will lead, as demonstrated above, to the loss of amenity.  
It is thus apparent according to HS Table 1 (3.35) that the conversion would be “…a major 
alteration in the asset …leading to … a major reduction of the significance of the asset”. Hence 
the magnitude of the impact is Substantial Adverse.  Surprisingly, AH arrive at an assessment 
of impact on the pub’s communal value as Negligible,  the conclusion being based on the run 
down status of the pub (HS 6.8). We regard this assessment as short term and specious. 
 
The combination of the categorisation of Moderate and Substantial Adverse results 
according to Table 3 (HS 3.37) in the magnitude of the impact on this heritage asset as 
Substantial Harm. KF build on the false conclusion of the HS that “..full conversion of the 
public house would have no impact on the significance of the heritage asset” to assert that 
part conversion would also have no adverse impact (KF6.5). Impairing the functionality of the 
pub is Substantial Adverse impact hence it follows that the significance is Substantial Harm. 
 

Proposed Structural Changes 
 
Part of Great Wolford’s charm is that it is not a pretty village in the classic Cotswold mould, 
and retains three working farms. Its Village Design Statement states “The village should 
continue to be rural in character, not urban or suburban.” The proposed modifications to The 
Fox and Hounds such as additional windows in the place of functional doors, repositioned and 
additional dormer windows, an extended porch, and introduction of glazed bifold doors, 
change a picturesque and much appreciated building into a gentrified, suburban mish-mash. 
 
External Spaces 
 
The proposal splits the garden in the rear of the building along the lines of the proposed split 
in the pub. The two parts would in future be divided by a full height fence with access on the 
north east side being by a new door in the back of the building (KF4.14). The proposed door 
is in the oldest part of the building and may well be deemed undesirable. Without it there is 
no access to the rear of that proposed section of the property. There exists a covenant 
excluding use by the pub for conducting its business in the whole garden apart from a 12 foot 
strip immediately adjacent to the property. 
 



The division of space at the front of the pub is unclear. The site currently consists of a terrace 
which is used as a seating area and a car park, both formerly used by the pub. The location 
plan shows the terrace being divided along the lines of the rear garden (indicated by a blue 
line) and the car park being assigned to the new proposed residence (indicated by the red 
line). Paragraph KF4.14 refers to two allocated parking spaces being assigned to the new 
dwelling, KF6.30 refers to providing three parking spaces for the new dwelling and retaining 
“sufficient” parking spaces for the public house. An estimate of 8 total spaces is probably 
reasonable. However, recently the gas tank servicing the building has been removed. 
Presumably, with two tanks needed to service two separate properties, the number would be 
reduced. In addition, change of use of the garage to residential space adversely affects parking 
potential. 
 
Maintenance of maximum possible parking space for both customers and delivery is essential 
for the pub. 
 
Whether a barrier would be erected on the terrace, or a fence on a revised, more equitable, 
division of the car park is not addressed in the Proposal.  
 
Any visible barrier on the terrace or in the car park would be detrimental to the street view 
of this historic building. 
 
Paragraph KF6.15 of the Proposal refers to “the loss of a small area of outside space” 
presumably referring to over half of the area of the current terrace (and not the garden), 
and that “There is no evidence to suggest that this would affect the overall function of the 
pub”. We dispute this assertion. The terrace has been a much used and essential feature for 
pub customers and its loss would definitely affect the overall function of the pub. The 
existence  of the covenant on the garden which severely restricts use of the garden for any 
business purposes makes the front terrace even more essential. 
  
 
 



 
The pub terrace in former times. 
 

State of the Building 
 
The application does express concern that part of the building which has remained unused 
for long periods of time is at potential risk (KF6.14). It says that the pub is not in disrepair 
(KF6.17) though the submitted structural survey of 2019 suggests that there are problems. It 
is not clear how conversion of part of the building into a unit of accommodation will ensure 
that the other part is well maintained. The owners have not sought to let the three rooms 
before the pandemic nor to reopen the letting rooms during the current high demand for 
UK holidays to provide additional income for maintenance. Indeed, the owners claimed, 
when we met with them, that they could not run this aspect of the building's business in 
addition to their business operations elsewhere. 
 
Removal of the gas tank indicates that there may be no heating in the building. 
 
There is no guarantee that potential income from the new unit of accommodation would be 
reinvested in maintaining the reduced pub. 
 



The appearance of the pub from the street has deteriorated significantly under the present 
ownership engendering a lack of confidence in the current owners to maintain this listed 
building. 
 

 
 

 
Current appearance of the pub 
 


