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Economic Development Statement for change of use of the 
North Arms to a single detached house 
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1) Background 

 
 
The North Arms was last traded as a tenanted pub owned by Greene King. It was sold by 
them in 2013. It has not been possible to find any accounts or of beer barrelage from that 
time, but given it was over 8 years ago it is doubtful how much could be inferred from 
that information.  
 
In 2013 it was sold to a party who wished to pursue a change of use to residential. The 
local community objected and stated they wished to purchase the premises. Unfortunately 
by 2015 the community determined that it was unable to raise the funds but Fairleigh 
Dinkinson university stepped in to provide the funds. It was purchased for £307,000 and 
the intention of the university was to re-open the premises as a pub.  
In 2019 a planning application was submitted for a full refurbishment and this was 
approved in January 2020.  
Unfortunately the University determined in February 2021 that it was not viable to re-
open the North Arms and it was put on the market with Christies.  
There were no interested parties who wished to purchase the pub to re-open it and it was 
sold to the current owners in August 2021 for £300,000.  
After a pre planning meeting with Cherwell planning authority with a view to a change of 
use to residential application it was put on the market with Sidney Philips in September 
2021 for £295,000.  
To date it remains on the market and available.  
 
 
 

2) Economic Viability 
Brunton Knowles are a nationwide commercial chartered surveying practice. They have a 
specialist practice which provides viability assessments to Local Authorities and also to 
individuals seeking viability appraisals. Their report is submitted as part of the planning 
application.  
The conclusion of this report is “Having considered all the various factors and submissions, 
we are of the opinion that The North Arms is not financially viable and is not capable of being re‐
opened in the future.” 

 
 
 
 

3) Alternative uses 
The owners have looked at potential other commercial uses. These included:  

1) Restaurant 
The same restrictions on the building operating as a pub would apply if it were 
to be a restaurant only. Additionally it is likely that as a pure restaurant the 
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potential turnover would be lower and hence the viability case would further 
deteriorate.  

2) Nursery 
Whilst the building has the necessary outside space and off road parking the 
size and layout of the building would not be suitable. It’s grade II listed nature 
would prohibit the necessary changes being made.  

3) Convenience Store.  
The size and layout of the building would not be suitable and its grade II listed 
nature would prohibit the necessary changes being made.  

4) B&B  
The layout of the building would not be suitable and its grade II listed nature 
would prohibit the necessary changes being made. 
 

The Parish Council and local councillors were contacted and asked if they knew of 
anyone who would take the pub on. (Appendix B). The applicant believes the matter was 
raised in the November meeting but no interested parties in purchasing the pub came 
forward. 
 
 

4) Employment Considerations 
The property last operated as a pub over 8 years ago so there is no loss of employment in 
a conversion to residential. Indeed given the amount of work required on the property a 
change of use would actually generate a significant amount of employment for local 
tradesmen, particularly for specialists such as stone masons and thatchers.  
As detailed in the viability study in order to operate the North Arms as a pub it would 
require at least one FTE in addition to a couple running/owning the property. However, 
as the study details this operation would not be economically viable, therefore it would 
not be true to say that the change of use would result in any loss of employment since if 
the property operates as a pub it would not generate a positive return hence any 
employment would not be sustainable. Additionally in the examination of alternative uses 
none of these viable so again there would be no sustainable employment opportunities 
from these.  

 
5) Other Issues 

 
The North Arms has been available on a number of occasions since 2013 when it last was 
open. It remains currently on the market with one of the largest national pub agencies and 
has been widely advertised through all channels including, Rightmove, Zoopla and 
Daltons. This has resulted in 12 viewings but of these only 2 were as a potential pub use 
and both of these parties stated that they didn’t believe the building was the right size and 
layout in order to create a viable business. All possible avenues in terms of marketing 
have been undertaken and it seems there are no circumstances in which extending the 
marketing period is likely to result in a party coming forward to reopen the pub. Any 
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further delay is only likely to result in the further deterioration of the fabric of the 
building.  
 
 

 
 

6) Conclusion 
The Bruton Knowles viability study clearly indicates the property is not viable to re-open 
as a pub. It has been closed for 8 years, any previous customers of the pub are using 
alternative premises. The previous owners were very committed to the building being re-
opened as a pub but in the end they found that to do so would mean losing money, not 
only in the refurbishment but also just in the regular ongoing trade.  
Alternative commercial uses have been investigated but none seem suitable. Whilst the 
loss of a public house may be regrettable there are alternative facilities within the location 
and the permanent closure whilst regrettable, does not represent a loss to the community. 
Indeed if the building can not be converted to residential use it will simply remain empty 
with the further subsequent degradation of this visually attractive and grade II listed 
building.  
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Appendix A – Marketing of the North Arms 
 
Christie Marketing May 2021 
 

 
 
Sidney Philips September 2021to present 
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Appendix B – Email to Parish Council 
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Appendix C – Marketing report from Sidney Philips 
 
This has been included as a separate attachment 


