Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Welland Gospel Hall Trust
Appeal: Statement of Case

PLANNING
APPEAL
Prepared on behalf of
Wring Group Limited

STATEMENT OF CASE
April 2011

Change of use of paddock field
with erection of new Gospel
Hall (D1)
Chestnut Barns, 62 High Street,
Carlby, Stamford, Linc. PE9 4LX

Prepared on behalf of
Welland Gospel Hall Trust

April 2016
AB.5135

April 2016

Welland Gospel Hall Trust

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Appeal: Statement of Case

PLANNING APPEAL
STATEMENT OF CASE
Change of use of paddock field with
erection of new Gospel Hall (D1)
Chestnut Barns, 62 High Street, Carlby,
Stamford, Linc. PE9 4LX

Welland Gospel Hall Trust

DATE ISSUED:
JOB NUMBER:

April 2016
AB.5135

PREPARED and
APPROVED BY:

Andrew Beard

AB.5135

Director

April 2016

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Welland Gospel Hall Trust
Appeal: Statement of Case

CONTENTS
1.

Introduction

1

2.

Committee Decision

2

3.

The Grounds of Appeal

2

4.

Key Issues

4

5.

Other considerations

24

6.

Conclusions

31

Appendix 1: Minutes of Committee
Appendix 2: Extracts from NPPF
Appendix 3: Committee protocol letter
Appendix 4: Pre-application site meeting notes
Appendix 5: Faith groups and the planning system
Appendix 6: Transcript of Committee meeting debate
Appendix 7: Letter references for halls and community impact
Appendix 8: Extracts from Mr Bavister’s letter to application
Appendix 9: Brethren representations to Site Allocations and Policies DPD

AB.5135

April 2016

Welland Gospel Hall Trust

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

1.

Appeal: Statement of Case

INTRODUCTION

1.1. This Planning Statement of Case has been made on behalf of Welland Gospel Hall
Trust, for the local Plymouth Brethren congregation. The Brethren are a worldwide
Christian fellowship, who have assembled in the Stamford area since the 1860’s.
1.2. It follows an initial previous supportive Pre-Application Enquiry for a proposed
change of use of part of Chestnut Barn which is located on the outer edge of the
village of Carlby to facilitate a small local gospel hall (see notes at Appendix 4).
Recent relocation of a number of Brethren households from Peterborough area to
the villages north and east of Stamford have given rise to the need for a small gospel
hall in a central and sustainable location to where the congregation now live.
1.3. In effect the proposed new Gospel Hall at Carlby is not an additional Place of
Worship, but a sustainable replacement, as one of the Brethren gospel halls has
recently been sold in the Peterborough area. This site became unsustainable as
several households relocated to the villages around Carlby which meant that that hall
was approximately 20 miles away.
1.4. A formal planning application was then lodged (reference S15/2429) and the
planning officer recommended the scheme for approval to Committee on 12th
January 2016.
1.5. The application was supported by:


Full plans



Planning Statement



Design & Access Statement

1.6. During the course of the application additional material was provided by email to the
case officer, such as an alternative site search in the local area by the Brethren (see
evidence below 4.23).
1.7. The application was refused at Committee on 12th January 2016. The Committee
minutes are attached in full at Appendix 1.
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COMMITTEE DECISION

2.1. The notice of decision was issued on 25th January 2016 and the application refused
for three reasons: (1) Having regard to the location of the proposed development within a village not
designated as a Local Service Centre within Core Strategy Policy SP2 without
proven demonstration of due consideration of more sustainable sites, it is
considered that the development would lead to an unsustainable pattern of
development. The development would therefore be contrary to Core Strategy
Policy SP1 which provides that development in all other villages outside
Grantham, the market towns and the Local Service centres will be restricted to
specific types of development and that in all cases planning permission will only
be granted on a less sustainable site where it has been proven that there are no
other more sustainable options available or there are other overriding material
considerations.
(2) Having regard to the specified nature of the proposed use of the site, the
proposed development would not promote the retention and development of local
services and community facilities and sustainability of the community in Carlby
as envisaged in paragraphs 28 and 70 of the National Planning Policy
Framework (NPPF). The proposal is not supported by Core Strategy Policy SP2.
The proposal would be contrary to the provisions of Core Strategy Policies SP1
and SP2 and paragraphs 28 and 70 of the NPPF.
(3) Having regard to the location of the development at the edge of the village, and
on land in use as a paddock, the development would not be in keeping with the
character of the village and the proposal would therefore be contrary to the
provisions of Carlby Village Design Statement which seeks to resist the
development of such land in order to preserve the character of the village.

3.

THE GROUNDS OF APPEAL

3.1. The proposal is a community use (Use Class D1) as a church or place of worship.
3.2. The proposal is a specified use in SP1 (D) – local services & facilities that constitutes
an exception to be allowed in all other villages (not Service Centres) and countryside.
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3.3. There are no other more sustainable sites within the congregation catchment area
for the gospel hall.
3.4. In terms of compliance therefore with policy SP1, there is no policy constraint in
terms of policy SP2.
3.5. The application is actually supported by policy SP1 & SP2, contrary to the reason for
refusal, as set out in the Council’s own Site Allocation and Policies DPD

3.6

The proposal will increase community facilities. That is a fact (see 3.1 above).

3.7

The proposal is in full accordance with paragraphs 28 and 70 of the NPPF (National
Planning Policy Framework)

3.8

The proposal would be in keeping with the character of the village, proposing a small
scale timber structure on the edge of the village.

3.9

The proposal is not contrary to the Carlby Village Design Statement June 2013.
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KEY ISSUES
Is the proposed Gospel Hall a community use?

4.1

The Gospel Hall as the Brethren refer to it, is a church or a ‘place of worship’.

4.2

It therefore falls within Town and Country Planning Use Class D1 as a non-residential
institution.

4.3

The Land Use Gazetteer 3rd Edition ‘The comprehensive guide to land uses and their
Use Classes’ – Volume 1 General listing, Land Use to Use class (Leaf Coppin)
defines –
Page 66

Church as

D1

Page 67

Church hall as

D1

Page 317

Place of worship as

D1

4.4

The NPPF when describing community facilities, gives examples with the
terminology “such as” and includes “places of worship” at paragraph 28 and
paragraph 70. (See Appendix 2 extracts.)

4.5

A recent appeal in Bristol for a Brethren gospel hall also dealt with accusations of
the limited value of a Brethren hall to the community. The Inspector in this case dealt
with this point in paragraph 15. He stated –
“I acknowledge that there are other churches in the area, that the gospel hall would
not be available for separate use by the community and that there would be limited
local economic benefits. However, I consider that the gospel hall would provide a
community facility that would be utilised by local residents who wish to attend church,
which is a benefit of the development.”
[Appeal Decision APP/P0119/A/14/2222155 Mr. Jonathan Manning 21st Oct 2014]

4.6

The adopted Core Strategy 2010 whilst not specifically defining local services and
facilities (although it should be noted this is a pre NPPF document) does address
community in a number of ways. Related to this proposal are
Community Cohesion paragraph 1.4.9 states b) celebrate cultural diversity. Clearly
there are a range of community needs and a variety of church denominations.
Planning policy and decisions should not try to differentiate between faiths. The fact
that there is an existing church in Carlby only meets a certain section of society.
Objective 10 of the Core Strategy has the headline of “To support new and existing
community infrastructure … “

4.7

Policy SP2 does attempt to define community uses. It uses an asterix and states –
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It should be noted that this states such as and is not an exhaustive list, but is pre
NPPF which includes places of worship in the definition at paragraphs 28 and 70.
4.8

The adopted 2014 Site Allocation and Policies DPD deals with services and facilities.
It states –

4.9

Clearly, the appropriate conclusion to reach on this issue is that the gospel hall is a
community facility.

4.10 The Committee debate was clearly flawed in this regard, as the minutes’ state that
the debated centred amongst other things on “whether the proposed development
constituted a true community facility.” As a matter of fact and law the Inspector is
invited to conclude in the light of the above evidence that the proposal is
unequivocally a community facility. The Brethren members form part of the wider
community for which facilities must be provided.
4.11 It is clear that the needs of faith groups have suffered from a planning vacuum in the
past, which the NPPF addressed with the inclusion of references to places of
worship. The Brethren have suffered from this in that community facilities sites are
rarely identified in Local Plans, and there is a constant need to meet the needs of
this faith group, which has its own needs in terms of the use of buildings, times of
services etc. to meet the religious requirements of the faith. Encouragingly the SP1
policy embedded an exception for community facilities and this reflects the
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awareness as set out in the policy guidance to planners regrading faith groups (see
Appendix 5). It is disappointing that the clear non planning views of simply not
wanting the Brethren in the village as expressed by the Parish Council swayed the
Committee to refuse a D1 community facility.

Does the proposal fall within the remit of policy SP2?
4.12

Policy SP2 of the Core Strategy states –
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Carlby is located outside the main towns of Grantham, Stamford, Bourne and the
Deepins. Development is then directed to Local service centres and Carlby is not
a Local Service centre as listed in SP2. Policy SP2 is therefore not wholly
applicable. It could be construed that development outside Local Service Centres
in Policy SP2 is therefore not acceptable, but that does not follow from a detailed
analysis of Policy SP1.

4.14

If policy SP1 is fully addressed then I would suggest to the Inspector that policy
SP2 is not relevant.

4.15

Again the Committee decision is flawed in that references in reason for refusal 2 in
relation to policy SP2 are erroneous, as if the proposal complies with Sp1 then
consent should be granted.
Does the proposal meet the terms of policy SP1?

4.16

Policy SP1 states –
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The application site does not meet the first part of the policy as it is proposal outside
the main towns and Local Service Centres. The application then turns to be
considered by the second part of the policy – “In all other villages and the
countryside”. Hence my previous point that policy SP2 does not apply, because
the terms of the remainder of policy SP1 is the sole reference within policies SP1
and SP2 to this location at Carlby.

4.18

The presumption is that within all other villages and countryside development will
be restricted.

4.19

The application site is unequivocally either within all other villages – Carlby, as part
of the curtilage to the Chestnut property. There is no defined settlement boundary
to the village of Carlby.
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4.20

Alternatively it is classed as countryside on the edge of Carlby.

4.21

In either scenario, policy SP1 specifies the only proposals that are acceptable
include – (D) Local services and facilities.

4.22

In land use terms therefore, given the evidence above that the gospel hall is a
community facility the proposal is in compliance with policy SP1. I would invite
the Inspector to reach this same conclusion and one which the case officer made
in recommending approval.

4.23

However, there are additional criterion to be overcome to fully comply with SP1,
which I will come on to, but in land use terms the application falls within the scope
of policy SP1 and policy SP2 is not therefore relevant if SP1 is fully met.

4.24

There is an additional criterion for the acceptable uses that are applicable to the
determination of this proposal.
“In all cases planning permission will only be granted on a less sustainable site
where it has been proven that there are no other more sustainable options available
or there are other overriding material considerations.”
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Are there more sustainable site options available?
4.25

During the determination process of the application, the applicant was requested
to set out the justification for the rural location and also to identify the site search
undertaken. The information provided to the Planning Officer is set out below but
was not put before Committee in either the report or presentation, but demonstrates
that there are no more sustainable sites currently available to serve the villages
north east of Stamford (see plan over).
Extract below from Agents response during application “Rural Location
It is important to understand the operation and characteristics of the Brethren.
There are normally three types of hall – local, medium and city hall and these
operate in hierarchy to serve the congregation and also allow other towns to link
up for meetings in the larger halls. However, it is essential and a feature that
Sunday Morning services are held by small local assemblies, normally in the region
of 50 persons in local areas, with then larger gatherings combined Sunday
afternoon and weeknights.
This facilitates a need for small local halls such as the one proposed at Carlby.
There is a need around Stamford in a number of locations (north and west
particularly)
There is no problem with an urban site, although these have higher land values for
a charity and have to compete with regeneration proposals, and are more suited to
the larger halls. A large hall is being sought in Stamford, and subject to an imminent
pre-application enquiry with SKDC
However, there are large numbers of the congregation that are rural based around
Stamford, and the proposed range of halls seeks to serve catchment areas that
can minimise travel trips for most people. A rural based site can thus not just serve
the site location, but a number of villages nearby also.
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1 household,
6 people
1 household,
3 people

3 households,
9 people

6 households,
17 people
1 household,
4 people

A range of surrounding villages and countryside areas north of Stamford can be
well served by Carlby with shorter overall trips, than all travelling to the main urban
areas. The urban areas are better for the largest halls, but small local halls are in
our view better dispersed across the area. These shorter trips combined with high
car sharing provides a more sustainable approach.
In terms of the Welland Gospel Hall Trust there has been an ongoing search for
sites since 2007 covering a range of rural sites for north and west of Stamford and
what this shows is, it is very difficult to secure available sites. I attach a list of sites
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researched. There is an ongoing need for more halls, even in addition to Carlby,
due to the recent increase in size of Brethren congregation in the Stamford Area
as a whole.
In terms of more recent updates to that process, some opportunities have not been
supported by planning enquiries, and some of the search has been in neighbouring
Rutland
There is a reference in it to a disused railway cutting at Belmesthorpe which was
rejected at the time as not being large enough for a City room. This was
reconsidered later as a very suitable site for a small room and one of our
congregation purchased it personally with a view to this. This proposal was
submitted to Rutland CC but, unlike the Carlby site, received negative Preapplication advice, and the site remains to be sold on.
A recent consideration was the Garden Centre at Tollbar which came on the market
in Stamford, the Trust submitted a pre-app. to RCC which was opposed, as being
in open countryside – despite positive comments during the visit there by the Senior
Planning Officer. Subsequently this site was sold to another party. This is the most
recent endeavour, prior to identifying Carlby.
Halls that serve the Trust currently have a number of issues, with regard to
temporary permission or practical difficulties. Hence the need to provide new local
halls to meet the congregation needs.
The spread of sites and including rural locations is generally accepted across the
UK in terms of Brethren Halls
Site Search
The details below are a sequential site search of sites since 2007 for a new rural
Brethren hall

1)

Collyweston – house and 2 acres, Land viewed but we were told that planning permission had
been sought after for some time without any success.

2)

Ketton, Pit Lane – 5 acres, Land viewed and pursued with vendor and agent. Offer rejected.
RCC indicated that this was protected employment land and vendor wanted unrealistic
purchase price.
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Stamford, South View Farm area; Strutt & Parker were agent. Area used for commercial
offices/residential, too small for our needs.

4)

Stamford, east side, Tom Hindmarch; Duncan & Topliss, Vendor confirmed that planning was a
difficulty and he had other development plans for all his land in that area.

5)

Stamford, land near Great Casterton Road, Colin Lamb. Vendor not prepared to sell.

6)

Collyweston, 2 acres plus; Reg Couzens. Same reason as site 1.

7)

Burghley Estates, possible leasehold only. Leasehold not suitable to trust requirements.

8)

Belmesthorpe/Newstead – house and land. Open countryside and too small for requirements.

9)

A47 – Bedford Purlieus Woods – 14 acres. Only available for lease, not suitable for trust
requirements.

10)

Stamford, double building plot, Great Casterton Road; Murray. Too small for Main Hall site.

11)

Stamford, Newlandglebe, land near Great Casterton Road. Vendor written too but no reply
forthcoming.

12)

Castle Cement, Ketton – possible leasehold only, not suitable for trust requirements. Hanson
not prepared to sell.

13)

Tinwell; Andrew Hinch. Owner not prepared to sell.

14)

Northborough – bungalow and 3 acres. Not accessible enough for congregation.

15)

Little Bytham, Station Yard site, 1.42 acres Not big enough and would require redeveloping
several industrial units.

16)

Little Bytham, large plots in village, 2+ acres. Only accessible through village and a back lane.
Not close enough to majority of congregation.

17)

Ryhall, building land off Turnpike Road. Unsuitable access, only from back of a residential
properties

18)

Peterborough City Council Estates Department. Visited by appointment, they had no sites to
suggest on the west/south side of Stamford.

19)

Stretton – house and 6 acres. Only accessible from Northbound of A1 so inaccessible for
congregation.

20)

A47 – Amenity site, 10 acres. Available for lease only, not suitable for trust requirements.
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21)

Off A47 onto Kings Cliffe Road, 26 acre site. Reason as above

22)

Wansford, Elton Road – house with 7.88 acres. Open countryside, looks across valley, no
realistic chance of planning permission.

23)

Stamford – Twilley’s site, Little Casterton Road; Thos. Ramsden. In middle of residential area,
narrow access, would be a nuisance to neighbours.

24)

Stamford – Salvation Army Hall. In middle of Stamford, not large enough and a difficult site to
develop.

4.26

As can be seen from the above site search many sites have been looked at but it
is not straightforward, as ‘availability’ has to consider a number of components to
be classed as ‘available’


Realistic land value for the ‘use’ D1 and charity status



Suitable tenure – Freehold. (This is a requirement of the religious ethos)



Size of site (neither too small or too big)



Planning constraints in terms of land use



Practical issues, such as access

4.27

The Inspector will be aware of the issue of deliverability similar to the issues and
scrutiny required to assess housing land supply. Specific analysis has to be
undertaken to confirm ‘alternative availability’

4.28

The Brethren have undertaken a robust analysis of sites in terms of these factors
as shown above and the 24 specific sites.

4.29

A basic principle is that there is a hierarchy of locations in terms of location
sustainability
1. Inside settlement sites
2. Edge of settlement sites
3. Brownfield sites
4. Countryside

4.30

The application site is at the centre of 6 local villages and a site in Carlby serves
the five other villages with the shortest overall travel distance. This is preferential
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than all existing 12 households travelling all the way to Stamford and increasing
trips.
4.31

The Parish Council attempted to claim that there were ‘more’ sustainable sites in
the locality in order to create a perceived conflict with policy SP1. However, the
Inspector should be in no doubt, that this is little more than general assumptions
and no evidence has been provided about the availability of such sites and the
factors set out in 4.24

Parish Council slide presented to Committee meeting by objector speaker

4.32

There is a claim that these alternative sites are somehow more sustainable.

4.33

7 sites are shown, 6 of which are completely isolated from a village environment.
They are wholly within the countryside and do not bear any relationship with the
village. They are worse in terms of cycling and walking and being within a
settlement.

4.34

The site at Essendine is more edge of village, and is equal in sustainability terms
rather than more.

4.35

The inference at Committee in the Parish Council speeches was that because most
of these sites had existing buildings and thus brownfield they were more
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sustainable. However, that is far too simplistic an approach, sustainability covers a
range of factors – economic, environmental, social, brownfield, location, modes of
travel, energy. Indeed in terms of the foreword to the NPPF it states – “So
sustainable development is about positive growth – making economic,
environmental and social progress for this and future generations.”
4.36

The claim that some of these sites have been for sale over the past 5 years
provides no details of suitability, cost, access, site size etc. and can therefore not
be given material weight.

4.37

What is apparent in the appellants view is that it is clear from the tone of the
representations, the criticisms of the Brethren religion and activities that the
approach is simply a case of not wanting a Brethren hall in the village, so here are
some isolated sites that exists. They clearly are not more sustainable and the
Inspector is requested to dismiss this point. The Committee gave some
considerable weight to this slide in their debate and the suggestions the slide
implies (see transcript) ignoring the fact that these alternatives are not available for
the Brethren to purchase or use currently.

4.38

Finally, the case officer, having reviewed the applicants’ site search and knowledge
of the policy and the local area did not recommend refusal on this ground, but
concluded that the appeal site was sustainable.
Is the proposal sustainable?

4.39

As stated above the proposal at Carlby is to serve the congregation in 6 villages
with Carlby central to it. It is a community facility. Whilst there are currently no
Brethren households in Carlby, if the proposal is permitted it is highly likely that a
Brethren family will take on the adjoining house. As houses become available for
sale, the Brethren community may choose to relocate to Carlby. This is no different
to people buying houses to be in a particular school catchment for example. The
presence of a hall will mean that the village is a good location for future Brethren
households.

4.40

It is not embedded in policy that the community facility has to be exclusive to Carlby.
Many community uses in rural areas have a wider catchment draw. Indeed existing
facilities in Carlby are probably used by people from neighbouring villages. Events
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at the village hall or church would not be restricted to only the village, similarly if a
pub or shop opened.
4.41

The proposal is sustainable in location terms serving 6 villages and being on the
edge of the existing village.

4.42

The location on the edge of an existing village means that any village dwellers who
choose to use the church can walk and cycle which is sustainable. An isolated
location within the countryside would increase car trips.

4.43

The site whilst not wholly ‘brownfield’ by definition, does contain an existing timber
stable/barn structures which can be removed. This is a sustainable principle and
the site is clearly not a Greenfield site, as claimed by speakers at Committee (see
Appendix 6).

4.44

The new hall was moved to the edge of the site as suggested by the case officer,
to remove any amenity issues such as noise etc. for the remaining future occupiers
of the bungalow, again part of the sustainable edge of village location.

Will the adversely affect the character of the village?
4.45

The new hall is designed as most are in the country to reflect rural barns and give
a rural countryside context. An appeal at Worcester, whilst for one of the largest
city halls, did address this design point. –
“13. I consider the building design to be suitably restrained and relatively
uncluttered by doors and windows. Its simple sweeping roof planes and boarded
walls would be reminiscent of agricultural barns in form, scale and materials.”
[Appeal Decision APP/D1835/A/10/2122078 Mr. Richard Thomas 14th July 2010]
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(Proposed Hall)
4.46

It also has been designed to reflect and replace the existing buildings on site to be
removed (see below). The layout of the site in terms of a small overall car park, is
similar to an equestrian use with a building, gravel hard area and grassland. In
comparative terms there is little difference.

4.47

The other aspect is that the hall is only used as a low key facility for approximately
4 to 6 hours per week and will not be excessively used. For most part it will be a
quiet tranquil site on the edge of the village

(Existing buildings to be removed and replaced with the hall)
4.48

The officers’ conclusion in the report is that it does not adversely affect the
character of the village. The proposed hall is designed to reflect a minimalistic
building reflective of a rural barn as highlight above.
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Is the proposal acceptable in highways terms?
4.49

The proposed hall is located on the edge of the village and maximises use by
walking and cycling.

4.50

In discussions with the case officer it was suggested that the access was moved to
within the 30 mph signage limits of the village to aid traffic management. There are
no highways objections to the application.

4.51

The Brethren congregation with an emphasis on family attendance, have national
surveys of their sites which shows on average 4.2 persons per vehicle. Car sharing
is quoted within Annex B of the NPPF to be a ‘sustainable form of transport’.

4.52

The proposed scheme proposes 17 car parking spaces, which in the applicants
view can support up to 68 people, and allows for growth of congregation from the
current households. Also it is hoped a proportion who may well move to Carlby
would walk and cycle.

4.53

The appellants are keen not to over provide car parking as another sustainable
credential, and there was clear confusion by Councillors at the committee meeting
who were saying the site was under provided with parking.
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4.54 The scheme also provides for cycle parking provision at the main entrance.

New Hedge

Access moved to within village
New building replaces existing

Will the proposal adversely affect equestrian facilities?
4.55

The Local Plan does not zone areas specifically for equestrian use, and they are
uses which form a part of the countryside.

4.56

The site is a private facility and a personal paddock associated with the bungalow.
It has been vacant and put on the market, with no other bids coming forward. It is
not a commercial employment equestrian use. It is an ancillary paddock to the
house.

4.57

The Parish Council’s own presentation to committee actually showed very
generous existing provision around the village without the application site. On the
Parish Council’s evidence there is clearly no detrimental impact upon the amount,
quality and location of equestrian facilities and land for Carlby.
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Slide shown to Committee by Parish Council speaker against the proposal
highlighting equine facilities.

4.58

The amount of land identified is substantial, and for a village the size of Carlby
there is only one church and one village hall. Churches cater for different
denominations, so to provide for a range of faiths, more than one is reasonably
required. It appears from the plan above that clearly community facilities are in
short supply not land for equine activities.

4.59

It is also easier for additional land in the countryside, not necessarily immediately
adjacent the village to come forward, whereas a site further out for a church would
be isolated as already referenced.

4.60

Finally, there is no policy in the Core Strategy to protect equine use or provide
criterion for their assessment if proposed for a change of use. The proposal
complies with policy SP1
Is the proposal contrary to the Village Design Statement?

4.61

The adopted Village Design Statement is dated 2015 and is guidance as a material
consideration and not headline policy status. The weight to this document is
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therefore in my view reduced as opposed to complying with policy. SP1 and the
NPPF clearly outweigh the Village Design Statement.
4.62

A number of key factors in relation to the VDS must also be weighed alongside the
reason for refusal 3


There is no plan showing vision and objectives for land in the village.



There is no specific section on equine uses. Surprising given the Parish
Council objection and presentation.



There is no specific reference to the application site in any respects, which
leads to the conclusion it is not significant.



Appendix 2: Problem areas, does not identify the loss of paddocks as a
recurring and prevalent factor in the village, again surprising given the
presentation.



Page 3 sets out the relationship of the VDS with the Core Strategy and
repeats that the restricted spatial strategy will consider acceptable Local
service & facilities.



In the Carlby Today section (page 8) it sets out the lack of community and
commercial facilities and identifies that in essence it has ‘drawbacks’ and
that the focus of a pub or shop is missing. It identifies the facilities of village
hall and playing fields, but goes on the say “This community aspect, while
very important, is not explored further as the VDS is concerned more with
the physical environment.” The Inspector should conclude therefore that the
value of additional community facilities and broadening the range of social
facilities is effectively ignored by the Parish Council.



The asset and values section does make a reference to the fringes of the
village and the loss of paddocks, but it only specifically says that the shape
of the village would be altered and there would be an increase in road
junctions (page 10). These issues do not arise from this scheme as (1) it is
contained within the existing edge of village curtilage, and (2) there is no
increase in road junctions, an existing gate is retained but relocated further
within the village, enhancing the outer edge of the village.
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Page 13 of the VDS sets out planning principles and development
considerations – the application does not breach the elements of the
approach (these are quoted below, but my numbers added for the grey
shaded box in the VDS, and responded to with my response >)

1. In keeping with the LDF, and for the reasons given about ‘sustainability’, there will
be a presumption that Carlby will not expand beyond its present curtilage. This will
include no development on large gardens or other back land.
> The church is a sustainable location for the surrounding 6 villages and provides a
community facility. The site curtilage is not expanded upon into wider countryside, then
the curtilage of Chestnut Barns. The paddock is lost but the new hall replaces existing
buildings on site. The paddock is a private paddock in association with an existing
property only. A large garden is also retained for the house.
2. Carlby will retain its wholly residential character and no industrial development will
be allowed
> This application proposes community facilities which residential areas need.
Notwithstanding the unsustainable approach to divorce the location of homes and jobs,
it does not propose industrial development.
3. Conversion of premises to small business use will harmonise with existing building
and not lead to an increase in road traffic
> Not relevant to this application, but business would inevitably give rise to visitors,
deliveries and additional activity. Another example of the generality of the VDS which
does not hold up to rigorous planning scrutiny.
4. Development within the village envelope will be small scale and restricted to in-fill –
but only where this can be done without affecting stone walls, and the green spaces
associated with them.
> The proposal is small scale and does not affect stone walls. The majority of the site
is retained as open with enhanced new hedge planting and tree planting within the site.
There will be clear open views through the site, rainbows will not be restricted as
referred to in the presentation to Committee.
5. Similarly, any development allowed will include provision for off-road parking.
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> The scheme provides 17 on-site car parking spaces for the small hall and no highway
authority objection.
6. St Stephen’s Church is a dominant feature of both the village and of the surrounding
skylines and development must not detract from views of it both within the village and
beyond. The TPO on trees in the churchyard must be respected.
> There is no impact on the views of the church to or from it, by this small scale single
storey timber church building.
7. Guidelines on development will emphasise that any new building should be in
harmony with its surroundings, in terms of design and materials.
> Clearly the timber hall respects the edge of village location and the existing buildings
it replaces, and is similar to a rural barn or stable block.
It is surprising that the principles do not include specific reference to equine activities,
raised by the Parish Council presentation and objections, and thus in our view cannot
in overall terms render the scheme contrary to the VDS as set out in the reason for
refusal.

5.

OTHER CONSIDERATIONS

5.1

There are a number of factors which the applicants feel weighed in the decision to
refuse the application, which are in fact not wholly planning matters.
1. There was clearly a prejudiced campaign by the Parish Council against the
Brethren as an organisation, rather than as a community use. All the tone and
language reflected this (see minutes of presentations to Committee Appendix 6).

5.2

The Committee minutes themselves refer to whether it was a true community use.
This ignores the fact that letters were submitted to the case officer showing that even
where local people do not want to use the church, the Brethren undertake community
environmental improvement work in the villages where halls are, and open them up
in cases of need for emergency services etc. (see Appendix 7). Just like planning
goes with the land, a community facility provides for elements of society not all, as
people exercise choices of their faiths, hobbies etc.
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The Committee presentations have been transcribed from the recording of the
meeting in full and submitted to the Inspector so that the tone of the debate can be
gauged. Also the submitted representation to the application by Mr B referred to the
applicants as a “cult”. The Inspector can draw conclusions on the use of this
terminology and its appropriateness (see Appendix 8)

5.4

There was clearly in our view a tone of “you are not one of us, not welcome.”
2. There was a biased imbalance of representations to the Committee meeting.

5.5

The Committee protocol states at paragraph 6. (See Appendix 3) that only speaker
from applicant/agent and Parish Council. Paragraph 7 states the Chairman shall
ensure equity of opportunity between the various parties.

5.6

What transpired was 8 speakers against, a total of 24 minutes, and two speakers
for, a total of 6 minutes.
3. A range of complete inaccuracies in the Committee objector presentations and
scaremongering of a larger scheme, and issues not within the application.

5.7

It was suggested to Councillors that the site would be expanded with car parking.
This is not the case. It would require separate planning permission and can be
dealt with by suitable conditions on the permission. This was clearly misleading,
inaccurate and not to scale. Al the factors listed in the blue box (on the Parish
Council slide) would require planning permission, and can be condition to remove
any permitted development.

5.8

62 car parking spaces are shown by the Parish Council and cannot fit on the site
and are not proposed.
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Slide shown at Committee by speaker against suggesting a large car park
expansion

5.9

Fencing will be rural in nature and agreed with the case officer to be agreed by
condition discharge. The applicants submitted a proposed gate for the entrance to
the site to the case officer –
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Applicant proposed gate (above)
5.10

The Parish Council presented this version of a completely different site to
Committee, factually incorrect and not proposed.

Picture shown (below) to Committee by speaker against proposal
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Picture shown to Committee (above) by speaker against proposal.
There was also inaccurate references to floodlighting, not proposed, and loss of
stone walls, again not correct.
5. The claim that the church is not open to the public.
5.11

This is not correct, the gospel service is open to the public, and having to make an
appointment is because the church is not left open. Making an appointment is a
matter of courtesy. Does having to make an appointment to go to the doctor’s make
that not a community facility? Of course not.

5.12

It is highly likely that some villages do not ever attend the existing village church,
but that equally does not render it not a community facility.

5.13

A whole range of facilities are needed to serve the wider community and Brethren
should not be excluded from this.

5.14

It should also be noted in the Bristol appeal reference (see 4.5) the Inspector
specifically noted the hall was not hired out for separate use but still concluded it
was a community facility (Use Class D1).
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6. The Barns to the rear of Chestnut Barn will be landlocked.
5.15

Again not true, if the hall is permitted a separate site will be created and the house
will have its own curtilage and garden. The barns to the rear will retain two possible
accesses to the part of the village. Again a bombardment of assumptions that are
not accurate.

5.16

The hall will have its own separate access and the barn/equine facility is not land
locked. Mr Roger Eason for the Parish Council said at Committee it would result in
the loss of 8 stables.

Access to rear barns
Access to hall
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7. Engagement in the planning process
5.17

There are no site allocations for churches or community uses. The Brethren did
make representations to the 2010 Site Allocations and Policies DPD and the
Council response was to reject allocations and that each proposal would be viewed
on its own merits. (See Appendix 9)

5.18

This approach led the appellants to conclude that compliance with SP1 was thus
acceptable and that the positive officer support and recommendation concurs that
the proposal is acceptable.

5.19

The appellants have undertaken a long site search and want to be part of a village
and community as any other uses and proposals. The Brethren have very good
neighbourly relationships on all their other sites, which makes the campaign against
the proposal so surprising in their view.
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6.

CONCLUSIONS

6.1

The reasons for refusal are clearly flawed and flows from a bespoke campaign
against the Plymouth Brethren orchestrated by the Parish Council.

6.2

As a matter of law – the Gospel Hall is a place of worship and falls within Town and
Country Planning Act Use Class D1. It is a community facility. It falls within the
defined exceptions in policy SP1.

6.3

The site is sustainable in regard to both location on the immediate edge of the
village, using a site with existing development and buildings, and the high level of
shared use of cars as defined as sustainable transport in Annex 2 of the NPPF.

6.4

The proposal accords fully with paragraphs 28 and 70 of the NPPF as it is the
development of a place of worship in a rural area and village (Paragraph 28). It
delivers the community needs of the Brethren congregation by providing a
community facility, specifically defined to include places of worship (Paragraph 70).
Other appeal decisions have clearly concluded that Brethren gospel halls would
provide a community facility.

6.5

An alternative site search summary was provided by the applicant and not reported
to Committee and the Parish Council’s alternative sites put forward to Committee
is clearly flawed and suggests sites that are less sustainable than the application
site, as isolated sites within the countryside and outside any village.

6.6

The proposal is not contrary to the Village Design Statement. The site has not been
used as a paddock for the past two years and is private land not designated.

6.7

There will be no loss of residential accommodation and no detriment to continuing
agriculture on the adjoining land.

6.8

The site is part of the village and there are no other sites available within Carlby or
nearby village to serve the Brethren community. Having to use halls further afield
in other larger villages or towns would increase vehicular trips contrary to national
guidance and local plan objectives.

6.9

Overall, the proposal is considered to be sustainable in the following regards:
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Reducing overall vehicle trips to attend church (currently having to use
Stamford)


6.10

Replacing a site with an existing building with a small scale development.

The proposal is thus in accordance with Core Strategy policies SP1 in delivering a
rural village facility, within the extent of existing buildings and site curtilage. The
replacement building will be rural in character and enhance the site.

6.11

The Council’s professional planning officer reached the same conclusions in the
report to Committee and recommended approval of the scheme in accordance with
policies SP1 and SP2.

6.12

It is clearly apparent from the Chairman allowing 28 minutes of objections to 6
minutes of support and the clear acceptance of many false claims in the graphics
shown to Committee that due proper consideration of the proposal was not given.
The appellants feel there is a prejudiced campaign against the proposal and submit
to the independent nature of the appeal system.

6.13

Finally, a separate application is made by the appellant for an award of costs, given
the unreasonable and flawed basis of the justification for refusal in relation to the
gospel hall not being a true community facility.
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APPENDIX 1
Minutes of 12th January 2016.
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APPENDIX 2
Extracts from the NPPF
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APPENDIX 3
Committee protocol letter
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APPENDIX 4
Initial Pre-application site meeting notes
MINUTES OF SITE MEETING AT CARLBY WITH MR ABIOLA LABISI,
SKDC PLANNING DEPT ON 07 MAY 2015

Present: Jon Whyles, David Clarke, Peter Graham, Ambrose Kingston
Purpose: To present suggestions of site layout to SKDC for comments, prior to submitting
formal application
Overall the meeting was very positive and helpful, so that we have now got a clear
understanding of what the Inspector thinks would be acceptable from a planning
perspective. The following matters were discussed:
POSITION OF THE HALL
Should not be near to the road (or it would be too conspicuous) or near to the bungalow
but further away, so as to minimise any possibility of disturbance either now or in the future
if the house was sold on – which was AB’s suggestion.
We then agreed that the far corner of the plot, furthest from the road, and from the house,
would be ideal. He favoured orientating the room with its long side at right angles to the
road. He asked about which side our entrance would be but then felt that it would be our
matter.
SIZE OF THE HALL
We asked if he would consider a larger size than had been suggested on the Pre-App
(14m x 8m) and showed pictures and floorplan of the Modulec building which is 17m x 10m
This was then measured out on the field and he thought that if we made it 15m x 10m it
would be acceptable. Also, he prefers a low-pitch roof of not more than 3.5-4.0m. He
thought that a stone construction would need more like 4M.
CONSTRUCTION OF THE HALL
We discussed alternative methods of construction – brick, stone, timber, or timber- cladonly to give the appearance of a log cabin.
He did not seem to mind what material or method we used so long as it toned in with the
neighbourhood, although we thought that he favoured a timber appearance.
ENTRANCE TO THE SITE
The gateway needs to be a minimum of 2.4m in from the road with a long visibility on either
direction. He said we could move the gateway towards the bungalow a little way if required,
but must maintain maximum visibility towards the village, i.e. the view in this direction must
not be obscured by the bungalow. Although we could move the entrance nearer to the
AB.5135
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house, to just inside the 30mph sign, the sign would still need moving some distance away
if we want a shorter splay. (We would have to move the entrance a bit anyway, to allow for
a boundary hedge, and to keep clear of our next neighbour’s entrance which is right beside
at the moment.
CAR PARKING
He thought there would be ample room for car-parking and to just divide the site in two,
using a straight line.
We felt it might be prudent not to be specific about spaces but just show an area for parking,
also for some cycle stands.
TRAFFIC MOVEMENT
This is not his expertise; he would not comment on it except to say that it was a matter for
Highways Dept.
PROXIMITY TO NEIGHBOURS
He looked at the photographs of the Conduit Road Hall and said that as our proposal was
for a facility for community use, it was to be expected that there would be other buildings
and people nearby – we would not have to be completely isolated. The times of the
meetings did not come up, and the only reference to the days the meetings would normally
be held was on the sheet given to him, along with notes about Toll Bar and Conduit Road
and their non-impact on their neighbourhoods.
THE BARN
What eventually happens to the existing barn is not relevant to this proposal.
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APPENDIX 5
Faith groups and the planning system
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APPENDIX 6
Transcribe of the planning committee meeting taken from the CD recording of the meeting
provided by SKDC
Meeting of the Development Control Committee
Chairman Martin Wilkins, Councillor Martin Wilkins
Application SF152429 and this is for erection of a single storey gospel building with new
vehicular access. Use class D1 and this is proposed for the land to the rear of Chestnut
Barn, 62 High Street, Carlby. And to present this Mr Labisi please.
Mr Labisi
Good Afternoon. The proposal is for the erection of a single story timber building to serve
as a Gospel Hall. The site is located in Carlby at the western edge of the village – that’s
the site there outlined in red. This is the site layout of the proposed development. The
building will be occupying the top left corner of the site. There will be some provision of
parking in the central area of the site and the vehicular access will be toward the bottom
right corner of the site.
In terms of elevations and floor plan that’s what the building would look like. It’s a timber
building. The floor area would be about 10.6m x 16m and the overall height would be
about 4.3m.
In terms of issues to consider as far as the assessment of the application is concerned the
first would be compliance with the relevant policies. Carlby is not a designated local
service centre in the core strategy. Core strategy policy SP1 provides for more guiding
location of development in the district and SP2 gives a list of local service centres – Carlby
is not one of them and therefore ordinarily such proposal would not be allowed in such
locations but policy SP1 provides for that in some exceptional cases proposals that would
not normally be acceptable could be considered where the proposal relates to
development like agricultural, community facilities, replacement or reuse of existing
building and equestrian development. So in this case the proposal is for a community
facility and therefore would fall under the exceptions listed under policy SP1. Furthermore,
the site and locations policies in section 5.15 provides specifically for that where a proposal
would enhance or contribute towards the range of community facilities then the council
would normally support such an application.
As far as the definition ‘Community facilities’ is concerned the national planning policies
paragraph 7 gives some guidance on the specifically lists the following that community
facilities, shops, meeting places, sports venues, cultural buildings, public houses and
places of public worship. So because this proposal is for a place of worship it therefore
falls under that category of community facilities and therefore would be in compliance with
policy SP1.
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Policy EN1 of the core strategy requires that development should be assessed on the basis
of the impact of the current Carlby area. So in this case what we would then be looking at
would mainly would be the impact of this development on the current area and that brings
us to issue no 2 there. If we go back to the site layout the building would be occupying the
top left corner of the site. It’s quite some distance from the edge of the public road. There
will be some screening and conditions have been attached to the recommendation
requiring for that screening to prevent, to limit the visual impact of the proposal and then
in terms of the design it will be a timber building. The scale is not such that could be
considered to be likely to lead to significant adverse impact on the character of the area.
The nearest property to the building would be the Chestnut Barn, which is that house there
and if you look at the distance from there it is considered that the building would have very
limited impact on the adjoining property. So on the basis of this it’s considered that the
development would not lead to a significant adverse impact on the character of the area
as well as on the residential amenities.
And the next issue to consider is traffic safety. Going back again to the site layout – the
vehicular access will be created just towards the bottom right corner of the site there.
There is sufficient visibility to both directions and we’ve gone to Highways for some
assessment and comment on the application, they have raised no objection to the
proposal. So on the basis of all these we are recommending that the application be
approved subject to conditions. Thank you.
Thank you Mr Labisi. I do have one question you’ve shown the site plan there with the red
line, do you have one with a blue line?
No
Has one not been submitted or do you just don’t have one here?
No, I don’t think a blue line matters submitted in this case it’s not considered necessary
because the development itself would not be associated with the existing dwelling on the
site.
Right, ok thank you.
Does anyone have questions for Mr Labisi? Councillor Stevens?
Thank you very much. Could you just take me through the landscaping of the area please?
So, the question again?
If you could just describe how the landscaping will be, if it will be enhanced at all and
where?
Thank you. At the moment there are some existing hedgerow at the side of the location
of the building and then to the front of the site – well because we consider this insufficient
we have attached some conditions requiring additional provision of a screening along the
western edge of the site as well as the front and then some additional information will be
submitted in relation to the car parking area of the site just showing how hard landscaping
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and soft landscaping will be provided for our consideration before the development goes
ahead.
Thank you. Councillor Woolley?
Councillor Woolley
Thank you, thank you. Am not sure whether you can answer this or whether to wait for
the Agent? But what acreage are we talking about that this site takes up?
I will need to check that I do not have that on the top of my head the information should be
in the application form. It’s 0.24 hectare.
Is that your question answered, nothing else? Councillor Robins?
I think this might be a question for the agent actually so I’ll leave it for the agent.
Ok strictly speaking questions to the agent should be only on things he’s spoken about but
ok.
Thanks . The valuation paragraph 6.0 on page 29. It says here that the Core Strategy
Policy SP1 & SP2. SP1 states that the villages that aren’t designated local service centres
which Carlby says it isn’t would be allowed for affordable housing, agriculture, forestry or
equine development, rural diversification projects, local services and facilities, replacement
buildings and conversion of buildings. This doesn’t seem to fall into any of those categories
unless you can say that it’s a community asset that will be used by all the villagers is that
correct?
Mr Labisi
The proposal is for a place of worship, a Gospel Hall. A Gospel Hall is a local facility, it’s
a community facility as provided in the national planning policy framework. So it is a
community facility.
Councillor Woolley
So a community facility so in terms of a church where anybody is allowed to go in, so
anybody of the public is allowed to go into the place of worship can they?
Mr Labisi
As far as places of worship are concerned each religious organisation would have their
own set of rules and it may not necessarily be open to just anybody but that doesn’t stop
it from being a community facility.
Councillor Woolley
Sorry can I just come back to that.
Can you just find a community asset then that, it seems strange that a community asset is
not available to any of the community, just a select band of people that will have access to
it. And also the other matters it says having regard to the scale 6.5.2 page 31. Having
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regard to the scale, design and location of the building, it is considered that the
development would not lead to a significant adverse impact on the character of the area.
Then it goes on to say 6.5.3 With regard to visual impact, it is considered that a condition
requiring additional landscaping would address the concerns raised by objectors. So it is
or it isn’t, it seems that paragraph 5.2 contradicts 5.3 and also that the last question is the
development would increase the range of the local facilities in the village. In what way?
Mr Labisi
I’ll start from the last question. It will increase the range of community facilities because it
is an addition to the available range of community facilities at the moment. The range of
facilities in the village would not include this proposal and if this goes ahead it obviously
increases the range of community facilities in the village. And then again in relation to a
development being available to an entire community it doesn’t necessarily mean that every
community facility would be used or would be open to be used by all members of the
community. We looked at the case of a mosque for example which would only be used for
specific purposes which would not normally be available for things like activities like discos
or activities that would involve the consummation of alcohol but then mosques would still
be considered community facilities just by the fact that they do be used by just a section of
the community. So it’s not always the case that it has to be open for all purposes and for
all members of the community for it to be considered a community facility. As far as it is a
facility that supports normal day to day living within the community then it is a community
facility.
Then in terms of the impact on the character of the area. I have mentioned the scale. The
scale is not something that would be out of keeping with the character development in the
area and that would be buildings, timber buildings in such locations that they wouldn’t be
bigger than what has been proposed and the mention of additional landscaping is just to
soften any visual impact of the development.
Chairman
Thank you. Councillor Kaberry-Brown?
Councillor Kaberry-Brown
I’m just slightly worried there didn’t seem to be many parking places applied for? I think
when we read it, it says something about 17. Well, if you’re going to have a lot of people
attending these services where are they going to put the rest of the cars? This was my
problem, I mean I think you ought to have, it ought to have a large parking facility. You
see we don’t know how many members we’ve got, we may be able to find out that later.
What’s the capacity? What’s the capacity of the hall?
In terms of floor area I have mentioned that it’s about 10.6m x 16m overall. But then in
terms of capacity I think that would depend on the use. The applicant has stated that there
could be up to 50 members accommodated in the building at any point in time. But as far
as parking requirements concerned we normally we would normally go to Highways so
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they give us some guidance on what would be acceptable for whatever proposed and what
about development. So in this case Highways have come back with some comments
stating that they’ve got no objections to the number of parking proposed and to the access
arrangements so on the basis of that we would be of the opinion that there are no issues
relating to Highways safety or capacity in the area.
Councillor Stevens you have asked a question once, can I just ask if there is anyone else
wish to ask a question?
No? In that case, Councillor Stevens yes.
Councillor Stevens
Was just for the did you say it could have up to 50 members, 50? So that would mean,
say that there were 2 members in each car that would be 25 cars and you’ve got parking
spaces for 17 is that right so that there would be an additional 8 cars? I can’t see from the
plan what is in that area to the right of the hall at the top right hand corner? Sorry?
Your microphone Julie.
If you’re talking about the dotted structure they would be existing buildings that the
applicant proposes to demolish.
What I’m wondering is there opportunity for additional car parking in that top right hand
corner. Only having gone on the site visit it didn’t seem to me that there would be easy to
park in the road outside.
I would say if members are of the view that there is the need for the provision additional
parking I think that is something that can be discussed probably included as a condition if
permission is to be granted. So as far as the application is concerned this is what has
been submitted and we’ve gone to Highways for some guidance and they have said that
as far as the details provided concerned they would be happy with the proposal.
Can you just tell me though what actually is that designated for at the top right, I mean the
middle bit in the top right there? What does that say, I can’t
Between the proposed hall and the existing buildings.
So it’s actually existing ground level that’s 7.46
I’ve got one or two more questions if I may the fact that you’ve got those buildings that are
proposed to be demolished that are half way across the red line? That’s why I can’t
understand why there’s no blue line plan with this application. But you know you’re
demolishing something that’s inside the area and outside the area.
The proposed demolition does not require planning permission really and therefore would
not be a matter for consideration, would not be a need to include that within the blue line
red line boundary in this case.
Thank you. In coming to your recommendation, I’ve taken on board what you’ve said
about religious buildings and the like, what other locations have been considered for this
proposal and why have you decided that you can recommend this one?
The applicant has submitted some information regarding alternative sites considered and
reasons for each of those sites is not being considered appropriate and whilst this may not

AB.5135

47

April 2016

Welland Gospel Hall Trust

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Appeal: Statement of Case

be the only acceptable site they find that it’s considered acceptable is what I think is before
us for consideration, if it’s not acceptable would say outright it’s not acceptable but it’s
considered acceptable, it is acceptable I don’t think there is any need to ask for any
alternative sites in this case.
So you are saying this is not the only acceptable site?
All I’ve said is it may not be the only acceptable site but it is a site that has been put forward
and that it is considered acceptable. There could be other acceptable sites.
Right, thank you. Are there any further… sorry again – Councillor Woolley?
I’m struggling with this, that, that area in the red there is 10 acres? Are we assuming that
the whole of that site is 10 acres and the bit I want to know is how much, how big is the
area inside the red line? Do we know that?
The area within the redline boundary is the area that has been indicated to be 0.2hectare.
So we’re talking about around 10 acres? It seems a very large 10 acres.
Can we, sorry, can we use microphones please. Councillor Brown.
Sorry does that include the bungalow that we saw that was there that wasn’t being lived
in? And also the two little wooden lodges, that’s all in the 10 acres is it?
The figure given in the plan application form relates to the area covered/included within the
red line boundary. So that would exclude the bungalow.
Sorry there seems to be some dispute here as to whether or not the area within the red
line is 10 acres or not? Can you confirm that?
I’ll just confirm – in the planning application form it is stated that the site area is 0.24hectare.
So
0.24h. So 0.24.
So we’ve clarified that then – you obviously misheard it. So that puts it at less than an
acre, right we can accept that. Ok. Any further questions? No, in that case we’ll move on
then to the first of our speakers and we have representing the Parish Council Councillor
John Bavister please.
John Bavister
I’d like to know who’s operating the slides. Yourself?
Justin, do you want to…?
I apologise for this, it seems we’re on the wrong laptop.
Chairman
I apologise for that Mr Bavister, so you have your 3 minutes in your own time.
John Bavister
Ok I’ll ask you to move on to the slides when I say.
With presumption in favour of sustainable development this application conflicts with the
NPPS, Core strategy and Carlby’s Village Design Statement. As it is not proposed on a
sustainable site. During 2008 reflecting the local plan, Carlby submitted our VBS aligned
with the Core Strategy of 2010 as a mature consideration having been adopted it took 3
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years for SKDC to show this on their website. At the personal recommendation of Stephen
Ingram, the parish council revisited this statement in April 2015 and confirmed its
continuing relevance. Next slide please, oh you’ve done it. The VBS states the green
spaces in a village and paddocks on its fringe should be protected from development. The
officers failed to mention this in your agenda yet this update is in their files. Slide 3 please.
There is significant difference between the benefits to each incompatible community in
terms of worship and social integration. The hall would not be available for separate use
by Carlby community. Outsiders are not welcome for worship and communion and
entrance is only allowed at specifically agreed times to listen to lay preaching having made
an appointment, been vetted and given acceptance to attend. There is a fundamental
difference between public worship and lay preaching in the normal acceptance of the
meaning. As for all places registered for public worship council tax is exempt. The village
would not even receive the financial benefit of a precept. Yet this is about new
development in green open countryside depriving the existing facility once enjoyed by this
property, not the fixation of the words worship and amenity for the wellbeing of the village
community. Exposed without the use of semantics as being a truly private benefit or any
other D1 class it would have been rejected prior to committee as stated in your agenda
condition. This development neither protects or enhances the village nor provide a benefit
of local services or facilities to Carlby. Next slide please, no next, next, no.
The common sense rationale refusal is non-compliant with material policies, not a service
or facilities, detrimental impact, incompatibility, loss of equine use, not proven and in open
countryside. Please consider a robust refusal against this proposal and not impose this
legacy on this location on the village community of Carlby.
Chairman
Thank you Mr Bavister. Are there any questions of Mr Bavister? No, it would seem not
thank you very much. Thank you. And our next speaker is Margaret Hawkins please.
When you’re ready then thank you.
Margaret Hawkins
Thank you Mr Chairman. My name is Margaret Hawkins and I have lived at 27 High Street
Carlby for fifteen and a half years and I oppose the application made by the Welland
Gospel Trust for the following reasons:
1. The design and planning statement section 11 states that they propose a new local
Gospel Hall for the benefit of the local community. It is not until section 5.4 that they
state that its intended use is for the local brethren community. There is no brethren
community in Carlby. Nowhere in their conclusion at section 6 is there any mention
of just what benefit this proposal would be to Carlby or its residents. Additionally they
say the hall would also be able to be utilised by brethren members who live in Carlby
by walking and cycling, there are no brethren members resident in Carlby. An
application for change of use to D1, should according to the way it is written give
benefit to a local community the granting of this application will only give benefit to an
exclusive community that has no link to Carlby at all and has no intention to be part of
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the Carlby community. The signs brethren use outside their Gospel Halls call them
places of public religious worship but go on in smaller type to state that you have to
telephone to see if a seat is available. You are then vetted to see if you are a
suitable person to be allowed to enter. This is not my understanding of a place of
public religious worship. I should not therefore comply with the stated aims of a D1
change of use. Their transportation evaluation states there will be no detriment to the
villagers in Carlby as there will be no increase in traffic yet they also state that there
could be around 30 extra vehicles using the roads of Carlby particularly on a Sunday
morning before 6.00am and again as the brethren leave at the end of their service.
Any increase in traffic through our already sorely pressed village is detrimental to the
lives and wellbeing to the residents of Carlby. The additional noise, light pollution
from around 5.30am on a Sunday morning is unacceptable, particularly to those
residents whose properties are situated along the high Street and whose bedrooms
are adjacent to the road. All additional traffic created if this application is granted
would be from outside our local community. Their application also states the
proposed development will improve community assets and facilities and that the
proposal meets the requirements for delivering a local service and increasing local
facilities. They repeat this several times in their application however their
representatives have stated publicly at local meetings that this proposed hall is not
intended to be used by or for the use of anyone in the community of Carlby.

Chairman
Can you come to a conclusion please?
Margaret Hawkins
Viewing brethren places of public worship show them to be surrounded by metal fencing,
large areas of hard standing and electronic gates – they look like a prison compound.
Chairman
Thank you.
Are there any questions of Councillor Hawkins?

Councillor

Councillor
Could I just ask you have this religious community never met in Carlby to worship at all,
they’ve never used a house or a property or a hall or anything?
Margaret Hawkins
No, they never have.
But you do know that they meet at this untimely time, not from them frequenting your
village?
Margaret Hawkins
No, they make state in their application that their services start at 6.00 am on a Sunday
because this is the national time at which all brethren in the UK meet.
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Thank you very much.
Thank you. Are there any further questions? No thank you very much Mrs Hawkins. And
our next speaker Roger Easton please. Sorry, beg your pardon, John Bersell. John
Crampin we’ve got a different order down here but we’ll, if that’s how the slides are going
I’ll…. No can you come to the next desk please? Thank you, once again 3 minutes then
please.

John Crampin
I am John Crampin, village resident 15 years. Carlby is a small village. Besides its stock
of houses, a farm with fields for horses under livery and an agricultural equipment business
it has few amenities, the church, the village hall and the playing fields. As it has not been
designated a local service centre by SKDC listing in SP2 Carlby is unlikely ever to get a
surgery a day centre a shop or even a pub. Instead of any of these useful amenities
however planning officers appear to believe that allowing the construction of a Gospel Hall
for the Plymouth Brethren will be of benefit to the Carlby community. This ignores the fact
that as no members of the Plymouth Brethren live in Carlby, no villager will benefit directly,
moreover, as there is clear evidence the brethren do not welcome guests and have stated
that they have no intention of opening their premises to individuals or organisations there
will be no indirect benefit either. All villagers of Carlby will see is an unattractive closed
building on the edge of their village. It the evidence of other local gospel halls is anything
to go by they will be set apart behind a large metal gate with extensive car parking and
security lighting. It will have notices that rather than being welcoming aim to keep most of
us out – some village amenity. We should also note that this will be at the expense of an
equine facility which is more consistent with the nature of the village of Carlby. This
consideration of amenity is important because it is only on the grounds of amenity that this
application could be seen to be consistent with the updated Carlby village design statement
which SKDC has agreed is a material planning consideration. The extreme change of use
from a paddock used to exercise horses to a gospel hall could only be justified in the result
if the building was seen to be an amenity for the villagers of Carlby. As is clear from what
I’ve said I do not believe there will be any benefit to the village to justify such a change of
use. We understand the brethren have had 5 applications of a similar nature to this one
turned down in Rutland in recent years. It is clear that the planners there have not
accepted that a place of worship itself is a sufficient reason to set aside all other planning
considerations. The villagers of Carlby would now like to see their elected representatives
having the resolve to turn down this application on the grounds that it offers nothing to the
community.
Chairman
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Thank you Mr Crampin. Are there any questions to Mr Crampin? No, thank you very
much. Who’s next? My order has gone wrong. Is that… Bill Anson? And again in your
own time Mr Anson please – 3 minutes.
Bill Anson
I respond to the applicants Transport and Environmental statement by way of rebuttal and
invite the committee to reject its conclusions. There are a number of points in the
statement which we wish to challenge:
Firstly, ‘traffic movement would be minimal’. What constitutes minimal is a matter of
opinion. We would regard any increase in traffic through the village as unwelcome.
Secondly ‘vehicle generation would be off peak’. This is not a solution, it is one of the
problems. For example, nowhere in this document does it state that village movements,
vehicle movement will be along the high street from one end to the other before 6.00am
on a Sunday morning. Not only would we be disturbed by the noise but also by headlights
sweeping across our homes affecting the right to enjoy our properties. Up to 20 vehicles
will then be manoeuvred to park in floodlit car park followed by the sound of 40 – 60 car
doors being opened and closed. A reversal of this procedure at 7.00am and all this in
close proximity to resident’s properties on the High Street and Farriers Way.
Thirdly, it is stated that not all vehicles need to approach through the village but could
approach from the opposite direction. This will not happen. If the hall is to serve attendees
from the north west of Stamford, the obvious and sensible route is via the High Street. A
glance at any map will show the alternative route towards Pickworth serves no purpose
other than a route to Pickworth, or a back road towards Stamford.
Fourthly, as to nightly disturbance 2 similar halls in Stamford have given no cause for
complaint. The applicant is in error, there is no similarity between these 2 halls which
stand in a town environment and Carlby a rural village. The hall at Tollbar Stamford stands
on the busy old Great North Road and close to an adjacent link road to the southbound
carriageway of the A1. Conduit Road Stamford, the location of the second hall stands
close to Stamford town centre, being just 20 yards from East Street where traffic often tails
back from the traffic lights. Stamford has a population of over 17,000 persons, Carlby
about 560 persons. We believe a hall in Carlby would have a far greater negative impact
on residents than one close to a large community. A brethren hall located at the proposed
site in Carlby will inevitably lead to complaints.
Finally, while much has been done to reduce speeding through the village we may say that
High Street still presents a challenge to all users. Carlby residents can walk to all of their
community facilities and generate little if any carbon footprint. The brethren on the other
hand will enter our village benefit from its infrastructure, leave their carbon footprint,
worship in their hall from which we are excluded and then leave still as strangers. Thank
you that concludes my speech.
Chairman
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Thank you very much. Are there any questions to Mr Anson? No, thank you very much.
And our next speaker’s Roger Eason please. When you’re ready then Mr Eason.
Roger Eason
Thank you Mr Chairman. This application is full of inaccurate and misleading statements.
First slide please. The area shown in the red line is the area being applied for, this slide
shows the blue line. This is not a brown field site. The paddock, ménage and garden with
temporary sheds should not be developed as per adopted policies. The loss of 8 stables,
up to the top right hand corner of that slide, they will become landlocked behind the
bungalow and the only access down the drive of the bungalow. Clearly not suitable for 8
stables. The site was advertised for sale but as soon as the board went up, enquiries
including two from the village were told that it was sold. A number of other people have
expressed their interest in the site for equine use including our vet. Slide please. First clip
please. There is a severe shortage of properties for equine use in the local area. It took
me over 10 years to find the property I now live in with an acre and half of paddock. Next
slide please. This development will cause a loss of good equine servicing facility (a
planning term) to the village for ever as the development will be irreversible. Next slide
please. Poplars Farm, the major equine facility in the village have customers who travel
up to 10 miles a day, twice a day, for 6 self-liveries. Those self-liveries could be located in
this property. Poplars Farm have the grazing but the stables are full. Refusal would
repatriate the site potentially back into Carlby village equine community services and
facilities for local employment, reduce the carbon footprint of equine travel and bring back
financial support to SKDC and to the village. You can see the total area on that slide of
equine use in the village at the moment and the little circle, the red circle is this
development we’re talking about. Next slide please. Incompatibility of the hall and car
park in an area predominantly equine and arable open countryside at the west end of the
village are the more acceptable and sustainable sites are available even in Carlby.
Development may be of benefit to the brethren but there is absolutely no benefit to the
village community of Carlby. Next slide please, thank you.
Chairman
That’s alright Mr Eason, are there any questions to Mr Eason? No, it would appear not
anyway, so thank you, thank you very much. And our next speaker is David Nelson please.
And again Mr Nelson when you’re ready 3 minutes please.
David Nelson
Thank you Mr Chairman and councillors’ Good Afternoon. My name is David Nelson. I’m
the next door neighbour to this site. Please remember there is a bungalow which the
applicants own between the sites that they are planning to build a Gospel Hall on which
has been empty for the last 16 months. Next slide please.

AB.5135

53

April 2016

Welland Gospel Hall Trust

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Appeal: Statement of Case

So as has been said preference has been given to brown field sites. The applicants claim
as to brown field site – it is not – it is a paddock, right and was used for equine use. In all
cases planning permission will only be granted on a less sustainable site where it has been
proven there are no more sustainable options. I will show you in a minute the more
sustainable options. Next slide please.
These, the red circle is the proposal, the other 7 white circles are sites that have all been
available in the last 5 years for purchase. They are all within a mile of Carlby, if Carlby is
the preferred location and there is one site on there which is still available up for sale and
there is another site on there. Next slide please. The old school at Essendine, which just
happens to be in Rutland, but already has, within, it is owned by brethren, it already has a
large barn with toilets and washrooms and all it needs is a bit of parking. Would be
considerably simpler. Next slide please.
So the applicant has not proven that there are no other sustainable or preferential sites.
This is a material consideration for rejection. Next slide please.
So the inaccuracies in their design statement. Land to the rear of Chestnut Barn, no it’s
not it’s to the west. The site is mainly laid to grass with boundary hedges. No it’s not it’s
a paddock and it’s a ménage, a school. And the hedges are only on 2 sides, all the trees
are very small, no they’re not they are larger than 75mm, they are poplar trees. The
proposal meets requirements the delivery of local services and facilities for the community,
well you’ve heard that before, not for Carlby community, it doesn’t. The existing buildings
are not attractive. The existing buildings they’re planning on demolishing are for equine
use and are attractive to people who want to use them for equine use. The new material
will not be dominant due to site location materials. The new building will be a blot on the
landscape, to use Prince Charles’ words. Next slide please.
The change of use will replace existing buildings only because they’ve moved the
boundary so the boundary of the new site goes right through the buildings which were part
of the original bungalow. If they’d left the boundary where it was then those buildings would
not have been demolished so they wouldn’t have had that as an excuse for a brown field
development. The 17 car parking spaces would reasonably allow for a congregation of 50
to 75, other people have commented on that and they promise us they will get 5 to the car.
Yes, I will Chairman, wrap up. The hall will serve the local hinterland and they were given
pre-application acceptance, I think that was misguided on behalf of the officers based on
this issue of a place of worship.
Chairman
I must ask you to conclude now thank you.
David Nelson
Very good, can I have the final slide please? And therefore I will stop on the ongoing
conditions no. 9 and I’m finished Chairman. Thank you.
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Chairman
Thank you, thank you very much I must keep to the 3 minutes. Are there any questions of
Mr Nelson? No, thank you very much. And our next speaker then is Pauline Crampin
please.
Pauline Crampin
I represent the views of the village and the village believes that it does not think that the
planned profile of the hall and the car park will have a good impact but it will have a
detrimental visual impact on the edge of the village and be totally out of keeping with the
rural setting. In recent years planners have done a pretty good job in smarting up the
village with quality new homes which blend in with traditional buildings. This proposal is
totally different. It disregards the planners own development plans,
core plan as well
as our updated VDS. You can see it’s a rather attractive end to the village, this western
side and a little bit further along you would see that the church has been built for the glory
of God. My focus is contravention of your Core Strategy 2005-26, objective 12 which
concerns good design and respect for local characteristics. Referring to your document
624-626 we do not think that the proposed building in cement weather boarding, and some
people have said it is wood but on the plans it’s cement of an unspecified colour and other
low cost materials take into account important local stone built environment. Building in
stone would be much more appropriate. Reference 621-626 we feel that this industrial
style and scale of building is totally out of keeping with the residential west end of the
village which at present is dominated by stone barn houses, stone barn conversions Grade
2 listed and stone cottages. They are all neatly fronted by an ancient dry stone walls with
traditional with traditional rural gates. I believe that Heritage Trust for Lincolnshire should
not be happy that a 200 yr old dry stone wall, which fronts the property and goes all along
the High Street throughout the village and this will be destroyed just for the sake of cheap
and easy maintenance.
Referring to 621-622, we do not think the roof shape, the gable ends, the window design
and the front entrance reflect the local character unlike all other recent village designs
passed by the planners. We note that that is actually a beautiful landscape, soft and hard
landscape, I believe that surrounds the Ketton Gospel Hall, this is what we can look forward
to. We note in 625-627 that additional soft landscaping is required to reduce the
detrimental visual impact thus complying with EN1 in the NPPF. As the site location is the
highest ground in the village the hall will certainly dominate the village entrance in our view
no amount of foliage will hide but we appreciate that you show that it does need to be
hidden. We do not feel that the applicants have responded to the surroundings using the
high security fences and padlocked gate.
Chairman
Thank you.
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Sorry there is a padlocked gate to be looked at. Thank you very much. Just hang on
there a second please. Do we have any questions? I have just one, can you clarify the
slide before that one, did you say that was at Ketton?
That surrounds the Gospel Hall at Ketton. Right, so that’s the fencing that they’re using,
that’s what you’re saying? Sorry, I missed that point. Ok, thank you very much. No further
questions then thank you. And our next speaker – I’ve got John Persell or Richard Clarke.
When you’re ready then, thank you.
Richard Clarke
Thank you Mr Chairman. Good afternoon ladies and gentlemen. My name is Richard
Clarke. I’m a village resident of nine years and it is my role now to give you a summary of
the important points Strategy Planning policies on several vital and persuasive points.
First slide please.
There is no additional benefit to Carlby village. The profile of the building is out of
character. The loss of amenity by virtue of noise and disturbance. Alternative brown field
site not been fully proven. The location is incompatible with existing equine facilities and
it is detrimental to the character and the appearance of the edge of open country. Next
slide please.
The change of use and the Carlby VDS protecting exactly this type of area and there are
no other overriding material considerations to justify the approval of this application. Each
of these, I would suggest to you are material considerations that in their own right would
be sufficient for this application to fail, so when considered collectively must show that the
right thing to do is to refuse this application.
Firstly, I’d also like to explain why I personally feel so strongly that it is not the Welland
Gospel Hall Trust wanting to set up in Carlby that’s the problem. It is that it should not be
in this location. The Parish Council have done a fantastic job of collating the villager’s
thoughts on this application. Each household was leafleted and the subsequent open
meeting in the village hall saw the largest attendance I have witnessed for any topic. And
I’d like to put on record my thanks to them and those of the Carlby villagers in representing
the village and asking for the refusal of this application. So why do I care about this
location? Basically and very simply, I take my dog for a walk along here every day and it
gives me this space to think. This morning was a particularly special one as there was a
lovely rainbow that was visible in the field behind where the site is. As I passed this made
me think even more, so much so that I totally replanned what I was going to say today. A
recent village survey asking residents what community amenities they wanted in the village
came back with the most votes asking for a multiplex cinema. Now then, I appreciate that’s
going to be a difficult one to come up with but surely if we think about it sensibly anything
that’s of a community amenity has to have something that our villagers will benefit from.
Now you’ve heard and you’ve seen the photographs of what very similar, very local
developments are going to give us. If that is built on this site and no doubt added to by
way of the awful security fencing that you saw the photo of and the intrusive security
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lighting then this special part of our village is going to be spoilt forever. Thank you
Chairman, one final bit. Please let our village retain the chance to see these rainbows.
And the Carlby population are united in asking for you to refuse this application. Thank
you.
Thank you very much. Do we have any questions? Councillor Bosworth.
Councillor Bosworth
Thank you. Can you tell me is the equestrian facility being used now because on a site
visit it look like it had been, you said that the, or someone quoted that the bungalow has
not been lived in for 16 months? So has the actual business closed down or is it still
available?
Richard Clarke
That particular equestrian facility is not being used now obviously that was associated with
the property which hasn’t been occupied for some time but there are further down the High
Street, thriving equine facility within a few hundred metres, together with several other
paddocks in close proximity.
Councillor Bosworth
And is the owner of the site a resident of the village?
Richard Clarke
I don’t know the answer to that I’m sorry.
Chairman
Well we’ve got the agent coming on shortly so. No further questions? Thank you very
much, thank you. And Mr Persell, John Persell please. He’s not here? Right ok. In that
case Anthony Burt then please. And again 3 minutes please.
Anthony Burt
Thank you very much and good afternoon ladies and gentlemen. Thank you for affording
me the courtesy of being able to speak in favour of this application for a meeting hall by
the Welland Trust. Firstly, I’d like to address those present from the parish and tell them
that I understand their real interest and concern in the developments in the local area. It
is heartening to see a group who care so much. As I understand it there are several main
attributes the Trust look for when siting a Meeting Hall. All, of course, subservient, to
property that is available on the market during the required timeframe. These are:
proximity to where some of our regular churchgoers live, if possible not in open countryside
but within a village boundary, accessible from as many routes as possible, room for off
road car parking for all regular attendees and visitors and it is desirable to be a little remote
from neighbouring properties so as to cause as little disturbance as possible. The Trust
have been looking for a property to fit this remit for a number of years, without success,
until this bungalow at Carlby became available on the open market. It is situated
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reasonably centrally to four adjacent villages where some of our regular churchgoers live
although on the edge of the village we consider this property is far enough away from the
neighbouring residential properties to minimise any disturbance. Its access routes would
mean some regular attendees would not need to travel through the village at all. I know
first-hand of a number of developments by the Welland Trust where properties have been
required and pleasantly developed beyond the neighbour’s expectations. For example the
Tollbar Meeting Hall. A further hall in Stamford town is bordered by residential property on
three sides and during the many years the Trust has owned it they’ve enjoyed good
relations with their neighbours. I believe letters to this effect were submitted for members
to read along with the application paperwork. In another instance planning applications,
sorry planning conditions that were imposed on the original owner 10 years previous were
not met until the Trust took on the property and developed it. I would humbly ask the
members of the committee present this afternoon to consider the relevant planning issues
and background presented favourably. And I would like to convey to the Carlby residents
who have reservations that if we are given permission to proceed the development will be
undertaken with sympathetic consideration. Thank you very much.
Chairman
Thank you very much Mr Burt. Do we have any questions for Mr Burt? Councillor Stevens.
Councillor Stevens
Yes, I think you mentioned people accessing the hall and so I wanted to ask you a little
about car parking. Parking in that area – it was mentioned earlier that they expect about
50 members to be coming regularly to the place of worship but there are only 17 car parking
spaces. How do you propose to alleviate that problem?
Anthony Burt
Well a survey that was done recently of other locations around Stamford showed that the
average number of attendees, regular attendees and of course not all of those would attend
every week but the average number is about 39 and the average number of cars is 8.
Councillor Stevens
Is that in Stamford did you say?
Anthony Burt
Stamford and surrounding area including the hall that I visit myself.
Councillor Stevens
With respect, Stamford is a more populace area obviously, in Carlby as
said in a
village location with people spread around the area that they will want to go here, it’s not
quite the same as Stamford where obviously you’ve got a lot of people living haven’t you?
Anthony Burt
That would include a gathering from persons that live in the Luffenhams, Duddington and
another location where persons gather from Ketton. I would consider both of those as
village locations.
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Councillor Woolley.
Thank you, thank you very much. I read that you have your services at 6.00am in the
morning could you let me know what the reason, is that set in stone or can it be altered or
what’s the reason? Thank you.
Anthony Burt
Mr Chairman I’m quite happy to answer that question it’s not something I mentioned in my
speech at all, is that a fair question?
Chairman
You’re quite correct you didn’t actually mention that, strictly speaking it is not a fair
question. Do I take it from that you are trying to evade answering it?
Anthony Burt
Not in the slightest.
Chairman
It would probably useful to the members if you could answer that.
Anthony Burt
The Lord’s Supper or what is sometimes as taking the sacraments in other denominations
is a very precious part of our belief, very central to our lives, and is always held very early
in the morning and it is a time, those that are familiar with the bible would understand it’s
a time when those that were close to the Lord went to the tomb very early in the morning
is what is the scriptural reference and that is the scripture that we would follow for that time.
Chairman
Are there any further questions? Can I ask you, you did mention other sites when you
were talking, what other sites have you rejected and why?
Anthony Burt
I’m afraid I don’t have a list of sites available to me as I sit here. I wasn’t actually aware
that I was going to be questioned actually, but may be that’s my problem. I can tell you
that there are sites that we, have been looked at that have either been considered too
small i.e. there’s not enough ground along with a property to be able to subdivide it and
build/develop, or too expensive. This is a charitable Gospel Hall Trust and therefore funds
are all on a voluntary basis and therefore there are restrictions on that front. It’s all about
availability as well.
Chairman
Ok thank you very much. Any further questions? No, thank you very much Mr Burt. Thank
you.
And then our last speaker then on this application is the agent for the applicant, Andrew
Beard please.
Andrew Beard
Thank you Chairman. I’m Andrew Beard, Director of CSJ Planning. I don’t think it is really
fair that I’ve got 3 minutes when there’s been 9 speakers, which I think is contrary to
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protocol. A lot of things have been mentioned, which I could address but I wouldn’t be able
to do so in 3 minutes.
The main point is you’re deciding an application as it is set out. You should not take into
account scaremongery, this might happen, that might happen, it might be this fencing. The
application is set out. There’s a condition to agree all details with the council. The
applicant, the brethren I represent probably 150 sites in the past 4 years and the brethren
design them as rural, rustic entities. This will look no different to what could be a paddock
barn or an equestrian stable on the edge of the village. That is the decision you should
take. A lot has been made today of whether this is a community facility. It is a community
facility in law. It’s a use class D1 in law. It provides, I might not be a golfer, I might not be
a horse rider, I might not be a cinema goer, I might be a church goer, I might be five or 6
different types of church goers. This is a facility which I’ve had to address this point in the
past 5 years at 4 or 5 appeals. I can quote an appeal reference where the inspector clearly
determined this is a community facility. It is in line with your policy. You have to look at
what your policy actually says it says ‘in other villages’ – that’s where we come into the
policy, it’s not about service centres. We start ‘in other villages’. We choose to go to the
edge of a village because that’s a sustainable location as opposed to the open countryside.
The policy actually says about countryside ‘is it a local service or facility’? The issue is in
planning terms as well that I might choose to buy the next house that’s available in Carlby.
Is it sustainable is the point and the point is that there is across the country a rural
catchment of brethren communities and you’ve been told and today and we’ve told the
case officer that there are 5 villages all in a cluster where there are brethren communities.
There isn’t actually one in Carlby at the moment but there might well be if this is approved
because the house will probably be purchased that’s left there by brethren community.
And the sustainability of the argument is that it is a shorter distance for each person to go
to a hall there than everybody go to the nearest largest town which might be 10, 15 miles
away. So in terms of sustainability that is the crucial argument and that policy therefore
then says ‘Are there more sustainable sites?’ It is not up to us to prove there is a better
site or refuse. The policy says is there a more sustainable site I think the case officer said
in his representation ‘this is a sustainable site’ it meets this policy. So those are the 2 main
factors that I would like to bring to you. In terms of this use as well, the brethren generally
have to look for sites and compete with all the range of other uses. Equestrian use can
happen in the countryside 360 degrees around the village. The brethren are taking sites
that become available within existing house with its own paddock.
Chairman
Can you please come to a conclusion now Mr Beard?
Andrew Beard
Yes. With its own paddock and therefore they’re seeking a change of use, with a visual
appearance that the officer and no statutory objections conclude is acceptable and I would
say in line with planning law you should approve it in line with policy SP1. Thank you.
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Thank you very much. Do we have any questions for Mr Beard? Councillor Stevens.
Councillor Stevens
Didn’t specifically mention car parking but you did say that people would be coming to this
particular venue would be coming from around, coming from the villages around. So can
you tell me roughly how many people will be turning up and how many cars you anticipate
they would have?
Andrew Beard
Yes, I can and I think it is a very difficult concept to grasp because many people think of
car use as a traditional 1 or 2 people in a car driving to work unsustainably. The brethren
community are very sustainable. The national figures that have been put to appeals are
4.2 as a minimum use of the car and that’s because they all attend in families, so that
therefore if you multiply 17 spaces by that amount people it takes you up to 71 people in
those amount of cars. You can’t give exact amount of exactly who will attend because
some people may not go a particular week – maybe on holiday, but the way the brethren
work is that they work on, a bit like shops where you have a hierarchy – local shop, district
centre, regional. They actually operate on the basis of nucleus of 50 people and those 50
people are in those 4 or 5 villages, around Carlby, that’s the 50 people which are known
as the local assembly and they meet early on a Sunday morning as been said at the local
facility. The other larger meetings would be when another 50 people in the mid-week
evening or whatever would perhaps join with that in a larger meeting. So in terms of the
car parking that is being proposed we are fully confident that there will be no roadside
parking that we can meet the accommodation. The other thing is that when you go to a
meeting you’ve got 17 spaces there, if on a particular week an additional family or there
was more people suddenly came – Christmas or whatever, you can actually still park in
that car park because you are all leaving at the same time, so you could actually still park
in the, in front of the 17 spaces. So we’re very confident and we’ve satisfied many councils
up and down the land that the car parking we propose which they want it to be adequate
for their needs so those figures as I say is 4.2. If you look at the NPPF Annex B it says
that car sharing and high levels of occupancy is a sustainable form of transport. Many
people say that cars are wrong. What’s wrong about cars is low occupancy. If you’ve got
high occupancy it actually falls in the National Policy designation as a sustainable form of
transport.
Councillor Bosworth.
Could you tell me please where the people that you are assuming will be going to this, to
Carlby, where are they going now? Where is their meeting place?
Andrew Beard
They have to go to long distances to Stamford Tollbar, there is also some facility over the
border into Rutland. So they’re all travelling south, all actually doing excessive mileage at
the moment from those 5 villages around Carlby. And that is the purpose of this proposal
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is to stop them making those long journeys to provide them with a shorter journey, to
provide them the opportunity to buy a house close to it and also we’ve put in place 4 cycle
stands because if people did buy a house in the village they would be able to walk and
cycle as well.
Any further questions? Councillor Kaberry-Brown.
Councillor Kaberry-Brown
We were shown earlier by one of the other speakers a view of various sites that you’ve
refused. One of them I noticed was an old school, now would that not have, it wasn’t in
Carlby village obviously. Would that not have been more suitable?
Andrew Beard
My opinion is no because I think from reference that was more isolated. What planning
needs to do is give people the choice and opportunity to be sustainable, that’s what the
whole basis is about, the hierarchy to give people choice and opportunity. And if you put
a gospel hall on the edge of an existing village you create opportunity and choice for people
to buy a house that becomes available to buy, live close to that hall and walk to it. If you
actually develop a site that is more isolated you don’t ever provide you actually do say well
you need to drive to it every time.
Councillor Kaberry Brown
But my argument is that that at the moment it’s a green field site. An old school, or an old
dwelling anywhere would, in my opinion, be a brown field site and therefore you are not
taking agricultural land away to be developed. So I’m afraid I’m more for the, you go, if
there’s an old school, or an old church or an old something else which is a brown field site
and you can utilise it, I would be far happier if it was that rather than taking a green field
site.
Andrew Beard
I think the answer to that is that it’s planning policies very balanced. You have to look at
your policy, your policy doesn’t say that. Your policy doesn’t you must take a brown field
first. There’s a national guidance which says brown field development is good. You have
to balance all the aspects of sustainability. Sustainability is all about location, travel,
energy and sites. Also, you have to very specific when you determine a planning
application, because equestrian use is not agriculture in planning law. It is not a loss of
agricultural it is a Sui general use and it is not agriculture land. There has been a lot of
things said today which are technically flawed. The most accurate statement is the case
officer’s report in relation to the assessment and the policy and the recommendation.
Are there any further questions? No. I do have a question Mr Beard.
Chairman
You said that you don’t have to prove this site? Can I just state that on page 29 of the
Agenda where it quotes policy SP1 that states that ‘in all cases, planning permission will
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only be granted on a less sustainable site where it has been proven that there are no other
more sustainable options available or where there are other overriding material
considerations’. So I think that you do have to prove this and I don’t believe that you have
actually proved that. And it also says at 6.1.4 ‘In addition to providing a guide as to where
development should be located, the policy requires that all development proposals be
subject to all relevant policies within the remainder of the Core Strategy or other relevant
development plan documents’. So I think that the proof of this site hasn’t been made so
how can you prove this site as being the most acceptable? There are other sites in the
area. There’s one at the opposite end of the village which I believe maybe available which
is a brown field site at the moment. Has that been considered?
Andrew Beard
All sites have been considered. I’m not a member of the Brethren search party for sites in
this area. We have produced a list of sites which we gave to the case officer, of sites which
we’ve looked at. As the previous speaker said it has to be at the right price it has to be
available and there are lots of competing interests. It says that there are no more
sustainable options. If you have 2 sites in a village that are both sustainable then they’re
both sustainable. We have looked for a site that isn’t isolated. As I said you have to
balance the fact that just because a site is brown field, that is one aspect of sustainability.
This site is right on the edge of the village. We believe it’s sustainable. We believe it falls
in line with policy.
Chairman
Thank you. No further questions? Thank you very much then Mr Beard thank you.
We’ll move on then now to debate and propositions that’s applicable. I’ve made a few
notes here as we’ve gone through proceedings so far. The notes I’ve made are not in any
particular order, I haven’t had a chance to obviously bring them together. We did establish
first of all from Mr Labisi that there are other sustainable sites available. So that’s the first
point. We’ve also heard that this doesn’t comply with Village Design Statement which is
material consideration. We’ve had a lot of talk about it not being open to the public
generally and personally I put quite a lot of weight on that and so there is no apparent
benefit to the local community. We’ve heard about the hours of the services or the Sunday
morning service at 6 o’clock. Personally I do think that this does provide noise and
disturbance on a Sunday morning at that hour which I think is possibly unacceptable. We
have to give weight to the Village Design Statement or the NPPF definition of what is a
place of worship. It’s a place of worship so the NPPF says yea ok, that’s acceptable. The
Village Design Statement, this doesn’t comply with that. To which of these do we give the
greatest amount of weight when we’re making our decision. We’ve seen also that there is
going to be a traffic impact. We’ve also seen that there’s likely going to be insufficient car
park and the visual appearance does not reflect the local character. To my way of thinking
the fact that there are other sustainable sites available in the area and the fact that this is

AB.5135

63

April 2016

Welland Gospel Hall Trust

Chestnut Barns, Carlby
New Gospel Hall (Use Class D1)

Appeal: Statement of Case

a place of worship and therefore is acceptable under the NPPF I got a bit of a problem with
this one because I do feel that just because it’s a place of worship we’ve got to give it
permission. If the multiplex cinema which really would not fit into this area, I’m sure we’re
all agreed was also stated as being you could have religious services there every Sunday
morning, would that mean that the NPPF would turn round and say ‘well that’s fine you can
have a multiplex cinema, you can have whatever you like there because we’ve included a
place of worship in it? So I personally feel that the greater weight should be given to the
Village Design Statement than should be given to the NPPF definition of a place of worship.
I’ll throw it open.
Councillor Bosworth
Is it possible for the officer to just show us, flash those sites back up on the screen for us
to just look at Mr Chairman? That were available. Do we know if they’ve been available,
those sites within, how long period of time is it in the last year or is it now? No I’m just
intrigued to know if they’re available any of them still?
I don’t know when these sites have been available from.
Chairman
I think we’ve got to be very careful about looking at these sites. They are potential sites
and they’ve been for sale within the last 5 years. We don’t know the exact status of any of
them at the moment but I think the indication there is that there are other sites available as
Mr Labisi said during his presentation.
Councillor Kaberry-Brown.
Disregarding those sites for the time being, it’s pretty obvious to me that the residents of
Carlby do not wish this to be put there. They’ve done a Village Development Plan which I
feel very strongly we should honour. And I think we should also, can I just ask the vicechairman how many people were speaking today against it have you got the numbers
there? Well I think Mr Chairman and I’d hope the committee would agree with me that we
are elected here to do a job which is represent the residents of the local community and if
that amount of residents plus others that couldn’t get here really feel so strongly that this
is going to cause serious problems to the village through transport, noise, all other things,
areas that they’ve brought up, I think we have to be guided by them and I would like to
propose that we refuse the proposal
Just one moment. Yeah Mr Benicroft would just like to say something.
Mr Benicroft
Thank you chairman. I understand the sentiments that are being expressed and if can say
‘yes, that is fine’ and clearly to represent the local views provided there are sound planning
reasons for so doing and certainly you may wish to consider reference has been made to
SP1 and it talks there ‘in all other villages’ and comes back to ‘development will be
restricted’ so that’s the starting point, proposal will only be considered acceptable and it
lists/talks about local services and facilities and there has been a question mark I think
about whether this falls within that although there does appear to be some support for the
inspector
says that it does. But it says in all cases planning permission will only be
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granted on a less sustainable site where it has been proven that there are no other more
sustainable options available. And I mean there is a question here, it does seem to me
that, arguably that this is a site in a remote village location on the edge of a village and the
question mark is you could consider whether that is sustainable I would suggest, but…
simply because there are a large number of people against it it’s not of itself as I’m sure
you appreciate reason to refuse. You’ve got to have the reasons to back that up in planning
terms.
Yep, thank you for that and Councillor Kaberry- Brown in making that proposition that I’m
prepared to accept as long as we have the material considerations/planning considerations
as to why we should refuse the application so I do need some reasons to put behind this.
I really need to get this sorted first. So Councillor Reid do you want to come forward?
Councillor Reid
Ok Mr Chairman the reasons being put forward to us. We are here by the electorate to
represent the people within the SKDC boundary. There is reasonable doubt as to whether
it is SP1 compliant, whichever way you look at it. There is an awful lot of work that goes
in from parish people into doing Village Design Statements and I think you are quite correct
in your weighting towards that and I would support that. I think there is some questionable
doubt, reasonable doubt, as to whether this use does actually refer to D1 as has been put
forward and on those considerations, let alone why a blue line is missing, it’s sadness to
have to listen to some of this debate so I therefore like to support the reasons for refusal.
Chairman
So thank you, I will take that as a seconder then with the reasons being that the application
is not SP1 compliant, it’s not compliant with the Village Design Statement and the
classification does not really fall within Class D1. Do we have any other items to add to
that? Councillor Robins.
Councillor Robins
Thank you. Policy SP2, paragraph 5.1.5 an increase in community facilities can contribute
towards the continuing viability of villages. It is important therefore that the proposal would
result in either an increase or an improvement to community assets
and villages are
supported. It doesn’t really, it contravenes the SP2 in that way where it doesn’t include all
of the village for continued viability.
Chairman
Yep, so not compliant with SP2 as well. Can I ask if you are prepared to accept these as
reasons for refusing? Councillor Robins.
Councillor Robins
I don’t know whether it was in your comments, but on page 29 6.1.3 where the planning
permission will only be granted on less sustainable sites where it’s been proven that there
are no other more sustainable options available. I know it was a comment of yours but did
it go into the reasons for refusal?
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Chairman
Basically we’re saying that one of the reasons is, it is not compliant with SP1. Ok, the
officers are saying that they’re prepared to accept those as reasons, acceptable reasons
for refusal. So we have a valid proposal which has been seconded. Is there any debate
on this proposal? No? In that case we move straight to a vote then. So we’ve had it
proposed and seconded then, that this application be refused for the following reasons:
It’s not compliant with SP1.
It’s not compliant with the Carlby Village Design statement.
The use is not true D1 class.
And it is not compliant with SP2.
They can probably be put in better order, but those are the 4 reasons for refusal. If you’d
like to vote now then. A vote for is for refusal of the application. Thank you that proposition
is carried then. 10 for, 1 against with 1 abstention. Thank you very much.
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APPENDIX 7
Letter references to Brethren halls and community impacts
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APPENDIX 8
Extract from Mr Bavister’s letter to the application
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APPENDIX 9
Brethren representation to the Site Allocations and DPD Oct 2011
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