Dear Iain,

I refer to our telephone conversation of 8th June 2010 regarding the above referenced planning application and on behalf of Riseley Parish Council and those opposed to the application, wish to make the following points –
1.    The planning officers of Bedford Borough Council have obviously given full consideration to the applicant’s business plan whilst appearing to not bring to the attention of the planning committee the data presented by Mr Martyn Wady countering the applicant’s facts and figures. This is not fair and equal.

2.    Much emphasis has been placed by the applicant on the unviability of The Five Bells as a public house. His assumptions are based on out of date business forecasts utilising tied-house profit projections and single source income. The village cooperative proposing to resurrect The Five Bells plans for a Free House with several income streams, so the applicant’s figures are baseless and misleading for planning committee purposes. As above, comparisons are not fair and equal.

3.    Until mid May 2010 Riseley Parish Council, and those opposed to the application, were given to understand by various representatives of Bedford Borough Council Planning Department that the 150+ letters of objection to the application were all that were needed to show opposition to the application. At no previous time was anyone amongst those opposed made aware that this was incorrect and that a full business plan should be submitted. In fact, Mr Wady was contacted by Peter Bull only two weeks prior to the committee meeting asking asked for details of the cooperative scheme and of what proof of how far the project had progressed could be shown to the planning committee. Therefore the applicant has had over 12 months to prepare his statements, those opposed less than two weeks. Again, not fair and equal. 

4.    At the planning Committee meeting of 27 May 2010 no mention was made to the committee that a letter from our MP Mr Alistair Burt of 28th August 2009 (copied herewith) had been received by Bedford Borough Council, opposing the application; reconfirming previous statements that Riseley does not have a pub, only a restaurant; that there are no equivalent premises in the Village and that a change of use would not be in line with the Governments plans for sustainable communities.

5.    At that committee meeting of 27 May 2010 those present from Riseley were astounded to hear that Bedford Borough Council  planning officers consider the £300,000 asking price for the property to be fair and reasonable. This totally contradicts the view of a senior official of the Royal Institute of Chartered Surveyors (in whose opinion that figure is “totally absurd” for a disused, unlicensed and deteriorating public house) and is completely out of line with prices being sought my various specialist Public House agents where fully operational public houses of similar style to The Five Bells are fetching figures below £220,000. These can be checked at Daltons Weekly, Guy Simmonds, Christie and Co, Fleurets, Paramount Investments Co, Humberstones and many others. If there is documentary evidence to the contrary then both sets of documents should surely be made available to the planning committee?

6.    Accordingly, the price of £300,000 being asked by the applicant is pure speculation based on hope value on the basis of obtaining change of use. To prepare any business plan on such a baseless starting price is totally unrealistic. 

7.    Having initially assured the residents of Riseley, Riseley Parish Council and Bedford Borough Council that the change of use application was required to provide accommodation for the applicant and his family this is blatantly untrue as the property is listed for sale at the applicants unrealistic hope value? Additionally, during various conversations with the applicant, he has confirmed that this is purely a business proposition which confirms that the applicant is simply a financial speculator profiteering on the social life of our community.

8.    In addition to the 150+ letters of objection, the 516 signatories of a written petition objecting, the 275 who have signed an online petition opposing the change of use, there are 50+ written pledges of financial support for the proposed cooperative plus a local landlord and family with over 15 years experience of pub management offering to invest (financially and with time & effort) to make this village asset a success. However, no progress can be made whilst the applicant believes that he may achieve his speculative valuation and only a rejection of the application by Bedford Borough Planning Committee can bring this matter to a level footing.

9.   Should the application be rejected, the applicant has advised that he will exercise his right to appeal – that is his prerogative - but gives time for a full response from those opposed. However, should the application be approved by the committee, then Riseley Parish Council and all those opposed to the change of use, will request a Judicial Review of the planning process believing that all matters were not brought to the attention of the planning committee and that the full arguments of those opposed to the application were not fully heard.

For your information the text of this email is being copied to our Borough Councillor, Mr Ian Clifton; The Mayor; to every Member of Riseley Parish Council; to the 82% of the Riseley Villagers who, when surveyed, confirmed their opposition to this application; to every member of the Bedford Borough Council Planning Committee and to our MP Mr. Alistair Burt.
Thank you for your time.
Kind regards
Iain Harding
Riseley Parish Council
PS
“When you have lost your inns, drown your empty selves, for you will have lost the last of England.” Hilaire Belloc, Preface to The Four Men (1911)
