
Golden Lion Planning Application
Ashton Hayes and Horton-cum-Peel Parish Council

Public Meeting 22/01/2020



Welcome & Housekeeping

• Welcome

• No fire drill tonight but note the exits

• Please ensure that you have signed the attendance sheet 

• Parish Council Members - introduction

• Slides used will be posted on Ashton Hayes Parish Council Website

• Details of this meeting will be recorded on the website e.g. numbers of 
attendees, Q&A etc.

• A voice recording of the meeting will be taken to help capture the points 
made 

• Please hold your questions to the end as hopefully we will address a 
number of them as the session progresses.



Agenda

• Objectives 

• Planning History & Application Overview

• Site Plan

• Applicant’s Planning Statements

• Planning Considerations & Material Factors

• Neighbourhood Plan Considerations

• Ashton Hayes Community Hub Update & Views – Hugo Deynem

• Questions And Discussion

• Conclusions Sought

• Next Steps

• How to Submit Comments



Objectives

• To outline the latest planning application and the applicant’s 
justification 

• To get an update from the Ashton Hayes Community Hub (AHCH) on 
their progress with acquiring the Golden Lion and their response to 
the application

• The Parish Council want to understand community views on the 
application. These plus the above will be used to formulate the Parish 
Council response for input to CWaC planning 



Planning History
• Mar. 2012 Neighbourhood Planning Commenced

• Jul. 2012 - 12/03154/FUL Two dwellings with linked garages - Withdrawn

• Oct. 2012 - 12/04887/FUL 2 detached dwellings (resubmission 12/03154/FUL) - Refused, primarily as overbearing

• Mar. 2013 - GL Registered as an Asset of Community Value ACV by Parish Council – Accepted

• Jun. 2015 - CWaC Local Plan Part 1- Adopted

• Jul. 2016 - 16/03176/FUL The conversion of the former Golden Lion public house into 3 dwellings including 
extensions and the   demolition of flat roof extensions and porch and erection of 2 dwellings. –Withdrawn as was 
likely to be refused

• 2018 - Registration as an ACV ended and CWaC would not re-register - Refused

• Jun. 2017 - Neighbourhood Plan ‘Made’ and adopted by community and CWaC – Accepted

• Jul. 2019 - CWaC Local Plan Part 2- Adopted

• Nov. 2019 - 19/04165/OUT Hybrid application - Full planning permission for the conversion of the former Golden 

Lion public house and Outline application for the Residential development comprising 2 dwellings on adjacent land 

Planning policies have evolved since previous application 

https://pa.cheshirewestandchester.gov.uk/online-applications/applicationDetails.do?keyVal=M6ZSDATE04400&activeTab=summary
https://pa.cheshirewestandchester.gov.uk/online-applications/applicationDetails.do?keyVal=MCPTK2TE04200&activeTab=summary
https://pa.cheshirewestandchester.gov.uk/online-applications/applicationDetails.do?keyVal=OAPJNCTE0I800&activeTab=summary
https://pa.cheshirewestandchester.gov.uk/online-applications/applicationDetails.do?keyVal=Q161A7TE0I800&activeTab=summary


Application Overview- applicant declined invite

• Application (47 documents) includes Application Form, Site Plans, Existing Elevations, 
Pub conversion floor plans, Heritage assessment, Supporting Statement plus supporting 
examples

• Lies within a conservation area and it is claimed to be registered with CWaC as a 
brownfield site. AH is a designated Local Service Centre

• Application is a Hybrid consisting of
• ‘Full planning for conversion of the former Public House (2 units)’
• Outline planning permission  for residential development (2 units)- ‘ two storeys’. 

’scale and massing will be similar to the historic semi-detached cottages opposite the 
site and the historic public house’. ‘natural topography to be retained’ i.e. ‘elevated’

• New or altered vehicle/pedestrian access to or from public highway

• There is no mention of affordable housing

• It states that the number of bedrooms in the new dwellings are unknown

• There is no mention of the number of existing bedrooms being replaced

• States that it does not involve a loss, gain or change of use of non-residential floor space

• No loss of existing or proposed employees

• Highways identified as owning the forecourt, and have been notified of the intent



Site Plan



Applicants Planning Statements

• That the GL is not viable as a Public House. Argued based on owners 
experience, insufficient local custom and 12 pubs within 2 miles. 

• ‘As to the possible retention of the building  as a PH, no real and 
genuine interest has been shown despite a period of marketing’

• ‘There have been the following offers
• ‘3 individual prospective purchasers offered’

• ‘All offers were below £350,000 and were declined’

• An extract of the key policy claims from the application follows, 
further extracted details can be found on reference slides at the end. 

[Applicant’s words are quoted in italics]



Applicants Planning Statements 

That its supports National Planning Policy Framework  viz:-

• Contributing to building the economy
• Supporting a strong vibrant community with accessible local 

services including cultural wellbeing
• Environmental, seek positive improvements to the built 

environment
• Delivering a wide choice of high quality homes
• Requiring good design, adds to the quality of the area
• Promoting healthy communities e.g. to facilitate social 

interaction
• Supports reuse of rural buildings
• Encourage reuse of previously developed land. 



Applicant’s Planning Statements - re: CWaC Local Plan

• Local Plan Part1 STRAT 2 – to maintain the vitality and viability of 
rural areas an appropriate level of new development will be brought 
forward

• Local Plan Part 1  STRAT 8 – Rural Area. Support development that 
serves local needs i.e. dwellings and employment development

• Local Plan Part 2 Policy R1 – New housing development will be 
supported where it is
• Infilling

• Redevelopment

• Change of use of suitable buildings



Planning Considerations

• Comments submitted should be based on :-
• National, Statutory Development Plans,  National Planning Policy Framework, 

CWaC Local Plan, Adopted Supplementary Planning Documents 

• Planning arguments raised in the application

• Neighbourhood Plan (NP) 

• AH Community Hub response

• Community input

• The GL is in a Conservation Area within the AH Local Service Centre in 
washed over Greenbelt 

• Should be factual and tangible 

• They must also be ‘Material’ albeit opinions and views are considered 
where well reasoned



Material Factors



Neighbourhood Plan Considerations 

Policy BE 2 – Local employment opportunities

Planning applications for development providing additional local employment opportunities which reduce travel to work and/or support the local economy shall be 

supported.

Policy H1 – Local housing need

Residential development that is proposed in accordance with the Rural Exception Sites policy of Cheshire West and Chester Local Plan (Part One) is supported in the 

following circumstances.      

 Where it clearly meets the properly evidenced eligible need of the plan area at the appropriate time of the need; and

 Where a significant proportion of the market housing permitted by Local Plan Policy SOC2 is appropriate for meeting the evidenced needs of the elderly within the neighbourhood area.

Planning applications for residential development led by the community through a community development organisation (such as a community land trust (CLT)) or in 

partnership with the applicant will be supported. 

Policy H4 – Design of new housing development

Planning applications for development shall be supported which contribute to the character of the neighbourhood area and support the aspiration of becoming 

carbon neutral. To achieve this proposals should:

 be of high quality design which reflects the built environment of the village and its rural setting as expressed in the Ashton Hayes Character Statement (see 2.5);

 use high quality materials that complement the existing palette of materials used within the neighbourhood area;

 not dominate the surrounding area and where proposed on elevated sites it should not protrude above the predominant roofline of surrounding buildings;

 be energy efficient; and

 meet CWaC’s car parking standards.

Planning applications incorporating pioneering design which can demonstrate a significant contribution to achieving carbon neutral objectives shall be supported.

Policy C1 –Existing community facilities and services

Planning applications for development which results in the loss of existing community facilities or services shall be required to demonstrate how they shall be 

replaced within the neighbourhood area by facilities or services of equal or greater value to the community to meet evidenced need. 



Ashton Hayes Community Hub Update & Views 
- Hugo Deynem

• Conclusions of GL Business Plan

• Purchase, summary of progress

• Perspective on planning application

• Planning application response



GL purchase Summary of Progress

• Owner is seeking £475,000 for the property which has been 
independently valued at £280,000 - £350,000

• A detailed share proposal and business plan were produced 
establishing its viability as a Public House owned by the community

• 262 applicants pledged money totalling £196,100 for the purchase. 
Sources of the remaining funding needs have been identified

• 3 offers have been made to the applicant, the last being Dec.2019

• Compulsory purchase action instigated with CWaC in early 2019, 
awaiting action.



AHCH Planning Application Views

• No market test of the viability as a Public House has been undertaken

• Contrary to the NP in particular policy C1, provision of a replacement 
has not been addressed

• Contrary to Green Belt policy

• Severe detrimental impact on some surrounding premises

• Proposed new access does not provide the required visibility splays

• CWaC Local Plan requires affordable homes to be part of the mix

• Full rather than outline applications are required for proposed 
development in a Conservation Area



Questions And Discussion



Conclusions Sought

• Does the community support or reject the application?

• Does the community still consider the GL Public House to be a valued 
community asset as per the Neighbourhood Plan?

• Is the community committed to acquiring the pub as a community 
asset run on its behalf?

• Are there any further material planning considerations ?



Next Steps

• These documents will be put on the AH Parish Council website by end 
of the week

• PC to submit comments based on input received, to CWaC by 5/2/20

• Recommend that individuals submit their comments, via the CWaC
portal before 5/2/20



How to submit comments
• Go to CWaC Planning Portal and select Simple Search

• Under ‘Enter a keyword, reference number, postcode or single line of an address’
enter 19/04165/OUT

• From here you can select ‘Documents’  to see details of the planning application as 
submitted

• Select ‘Comments’

• Then select ‘Make a comment’ to do this you must follow the link at the bottom of 
the page to register to make a comment. Please note that you cannot attach a 
document but rather must enter or copy your comments into the facilities 
provided

• Your comments will be kept confidential and not shared outside of CWaC planning 
Department.



EXTRACTS FROM APPLICANTS REFERENCED 
MATERIAL



National Planning Policy Framework

• Contributing to building the economy

• Supporting a strong vibrant community with accessible local services including cultural 
wellbeing

• Environmental, seek positive improvements to the built environment

• Delivering a wide choice of high quality homes

• Requiring good design, adds to the quality of the area

• Promoting healthy communities e.g. to facilitate social interaction

• Supports reuse of rural buildings

• Encourage reuse of previously developed land. Site is registered on CWaC brownfield register



CWaC Local Plan (Part1) - Jan 2015

• STRAT1 Sustainable development – enable development that 
improves and meets economic, social and environmental objectives –
applicants claim is that is not in conflict

• STRAT 2 – to maintain the vitality and viability of rural areas an 
appropriate level of new development will be brought forward-
applicants claim is that the development is within the core of the 
village



Local Plan (Part1)

Policy SOC 1 – Delivering affordable housing
• States that ‘in the rural areas have a capacity of three or more dwellings or 

comprise an area of 0.1 hectares or more’- $ dwellings proposed on a 0.2 
hectare site.

Policy ENV1- Landscape
• Protect and wherever possible enhance landscape character and local 

distinctiveness

• The scheme will regenerate and enhance the appearance and character of 
this site 



Local Plan (Part1)

STRAT 8 – Rural Area
• ‘Support development that serves local needs ‘ i.e. in terms of dwellings and 

employment development

• Housing will be directed to the most sustainable locations in Key Service Centres –
AH is designated as a Local Service Centre

STRAT 9 –Allows for limited infilling in villages
• ‘The officers report on the previous application’ ’that the site did not 

constitute a small gap and so could not be considered an infill plot’
• ‘the officer considers’ ‘that the development would be at a greater height 

than the car park’
• The officers view was that ’the development would clearly have an greater 

impact on the openness of the green belt and thus would constitute 
inappropriate development’ 

• The applicants view is that ‘We strongly disagree’ as they understand that 
several factors cumulatively constitute very special circumstances



CWaC Local Plan Part 2

Policy R1

New housing development will be supported where it is
• Infilling
• Redevelopment
• Change of use of suitable buildings

Policy R2 – designation of the village as a Local Service Centre
• New development permitted inside boundary
• Note that Local Service Centre designation assumed village shop, regular 

transport and the pub. This designation was contested by PC on the basis of 
the last two items



Local Plan Part 2

Policy DM1- Countryside
• the application is inside a Local Service Centre

DM3 – Design character and visual amenity
• Requirement for high standard of design that protects the character of the 

area
• the application is inside a Local Service Centre

DM19 – development in the countryside outside of identified 
settlements

• the application is inside a Local Service Centre

DM 22 – change of use to dwelling houses and residential conversions 
in the countryside outside of identified settlements

• The applicant claims compliance



CWaC Retained Policies

ENV 21- integration of all healthy trees

ENV 22 – implementation of hard and soft landscaping in a 
development

TR6 – secure cycle parking

HO 5 & HO9
• Proposals for development on non designated development land will be 

permitted in the built up envelope of towns and villages

HO10 ??

ENV47- relates to locally important buildings of architectural or historic 
interest


