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Purpose:

To consider applications for development, details of which are set out in the attached
report.

Recommendation:

That the application be determined with the recommendations of the Head of
Planning.

Application No. Address Planning Officer
23/03071/FUL Land South Of | Mike Cassidy
Forest Road,
Charlbury
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Application Number 23/0307 1/FUL

Site Address Land South of Forest Road
Charlbury
Oxfordshire

Date 12th June 2026

Officer Mike Cassidy

Officer Recommendations Approve subject to Legal Agreement

Parish Charlbury

Grid Reference 435053 E 219433 N

Committee Date I 5th June 2026

Application Details:

Planning application for the erection of thirty seven dwellings including access road, landscaping, and
associated earthworks.

Applicant Details:

HC (Charlbury) Limited
C/o Agent — Savills

Additional Representations:

Applicant

A booklet has been submitted by the applicant in support of the proposal. The document is
summarised as follows:

o Notes that the application has previously been considered by Members and is recommended for
approval by officers;

e Reiterates that the proposal comprises 37 dwellings, including 21 affordable homes, seven
assisted living bungalows and 12 custom-build plots;

e Refers to the need for housing to meet local needs and to enable people with connections to
Charlbury to remain within the town;

e Highlights a number of benefits said to arise from the development, including contributions
towards healthcare, education, public transport, EV charging infrastructure, public open space
and funding for Charlbury Town Council; and

e Maintains that the scheme and its associated benefits remain unchanged and requests that
Members support the officer recommendation and approve the application.

Friends of the West Oxfordshire Cotswolds

A further representation has been received from Leigh Day Solicitors on behalf of Friends of the
West Oxfordshire Cotswolds (FOWOC) following publication of the committee report. The
representation maintains an objection to the proposal and is summarised as follows:

* Concern is raised regarding the weight afforded to Great Western Railway's representations,
particularly in relation to future station car parking provision and the absence of a direct walking,
cycling and wheeling connection to the northbound platform.

* It is asserted that Members are entitled to give greater weight to the concerns raised by Great
Western Railway in the planning balance than that recommended within the officer report.
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* Reference is made to the Council's Public Sector Equality Duty, with concerns raised regarding
the potential impact of the absence of a direct accessible link to the railway station on elderly
and disabled users.

*  Obijection is raised to the officer assessment of Local Plan Policies H2 and OS2. It is contended
that the proposal does not meet an identified "essential operational or other specific local need"
and that alternative housing sites have not been adequately considered.

« It is asserted that the proposal constitutes inappropriate residential development in the
open countryside and is therefore contrary to Policies H2 and OS2 of the West Oxfordshire
Local Plan.

*  Objection is also raised to the conclusion that the proposal accords with Policy CHI of the
Charlbury Neighbourhood Plan. It is argued that the proposal does not meet a specific local
housing need and is therefore not policy compliant.

A full copy of the letter is attached as Appendix One.

Additional Representations

Further representations have been received following publication of the committee report.
In summary:

31 additional representations have been received objecting to the application. The representations
raise the following concerns:

e Principle of development is unacceptable and contrary to policy;
e Location is unsuitable for housing development;

e Loss of view and visual impact;

e Adverse impact on Cotswold National Landscape;

e Air and noise pollution;

e Increase in traffic;

e Security concerns;

e Increase in sewage;

e The site must be preserved for future use as commuter parking for Charlbury train station;
¢ Unneighbourly form of development;

e Design and layout in unacceptable;

e Prejudicial to highway and pedestrian safety;

e Impact on ecology and landscape; and

e Increased danger of flooding.

197 additional representations have been received in support of the application. The representations
raise the following:

e The site is appropriate for housing development;

e Need for new homes that will support the vitality of the village;

e Social housing and self-build provision is welcomed;

e There is a generous proportion (57%) of affordable homes;

e Support for the assisted living bungalows;

e Extensive greenery, tree planting and grass proposed;

e The proposal will allow people to upsize and downsize, locally;

e Development in a sustainable location near to a station is supported;
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e Provision provided for local services, such as GP’s etc.;

e Much needed housing accommodation for local families;

e Good amount of open space and greening proposed.

e The proposal will benefit the local community;

e The notion that this would lead to more 'knock on' developments, given that the site is
'bounded' by rail, road, waterworks, etc. is ill-founded;

e Supportive of developments that keep multigeneration communities together with access to
amenities (i.e. GP/food etc).

e Exemplary design and mix of units proposed;

e Tenure and size units proposed is welcomed;

e The proposal will help a variety of different people and family sizes get housed;

e Energy efficient form of development;

e  Electric vehicle charging is a positive; and

e Highway road safety improvements welcomed

This results in an updated total of:

193 representations objecting to the application; and
223 representations in support of the application.

(For full details of representations, refer to Section 3 of the main committee report.)
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Wast Oxfordshire District Council emalL: I

By email: TELEPHOME: 020 TS0 1200

| YOUR REF: 23/03071/FUL
|

OUR REF: RGA/MAT/D012474
Mike.cassidyiEwestoxongow.uk s ! il

planning@westoxon,goyv.uk

DATED: 10 June 2026

Dear West Oxfordshire District Council

23/03071/FUL - application for planning permission for the erection of 37
dwallings (Use Class C3) including access, parking and landscaping

We continue to act for Friends of the West Oxfordshire Cotswolds ("FOWOC™), a
charitable incorporated crganisation established to promote the conservation of the
Cotswolds Area of Outstanding Matural Beauty in West Oxfordshire. FOWOC has
instructed us to review the officer's report ("OR") for the council's development
management sub-committee meeting of 15 June 2026, which will reconsider the above
application for planning permission following the quashing by consent of the council’s
previous decision to grant planning permission on 29 January 2026.

This letter focuses on a number of discrete matters which FOWOC wizshes to draw
urgently to the council’s attention in advance of the committee meeting. FOWOC's
position is reserved as regards any other legal errors arizsing out of the OR or any
subszequent decision by the council to grant planning permission which may emerge
following a more detailed review alongside counsel.

GWR representation

The OR notes at paragraph 6.145 that Great Western Railway ("GWR"), as operator of
Charlbury Station, which adjoins the application site, has expressed its concerns that
the proposed development, first, would prevent the future provision of much-needead
car parking at Charlbury station; and, second, does not provide a direct walking,
cycling and wheeling link to the northbound platform.

On the first point, related to car parking, officers conclude that the “possibility that a
third party [Le. GWR] might wish to use land for an alternative purpose is not, in these
circumstances, a material consideration that weighs against the grant of residential
planning permission”. While officers may consider that GWR's parking needs are not a
miaterial consideration weighing against the grant of planning permission, it would be
open to committee members to conclude that GWR's concern over the lack of
alternative car parking sites is a significant factor to be weighed in the planning
balance.

On the second point, officers conclude that the lack of a direct station link “does not

Aegisioned offioe, Panagram, 27 Goswell Road, London ECIM TA. Loigh Day is a partnershin authorised and repuslatoed by the Soiobors
Regulation Authodly. 5R& number STETE. 4 Fst of pariners can be inspeched at cur regisiensd office or veebaie. Barvios of dooumenis
by email will not be accented.
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render the development unacceptable”. Again, while that might be the case, it would be
entirely lawful for committee members to determine that the lack of a walking, cycling
and wheeling link iz a material consideration weighing against the grant of planning
permizsion. We also remind the council that it is under a public sector equality duty
contained within section 149 of the Equality Act 2010:

“{1) A public authority must, in the exercise of its functions, have due regard to the need
to—

(a) eliminate discrimination, harassmant, victimisation and any other conduct that is
prohibited by or under this Act;

(b) advance equalify of opportunity between persons who share a relevant protected
characteristic and persons who do not share it

(c) foster good relations hatween persons who share a relevant protected
characteristic and persons who do not share if.

(2) A person who is not a public authorty but who exercises public functions must, in
the exercise of those functions, have due regard to the matters mentioned in
subsection (1)."

The "protected characteristics” are listed at s.4 EA 2010 and defined thereafter. They
include age (section 5) and disability (section 8). Committes members must have
regard to the potential impacts which failing to provide the wheeling link might have on
disabled and elderly members of the proposed development, particularly given that it
will include specialist bungalows.

The local plan

In our pre-action letter setting out the grounds on which FOWOC proposed to
challenge the 20 January 2026 grant of planning permission, we identified as the
proposed second ground of challenge the council’s failure correctly to identify that the
proposed development adjoins the buili-up area ("BUA") of Charlbury for the purposes
of Policy H2 of the West Oxfordshire Local Flan (the "Loeal Plan”). While the council
did not concede this ground of challenge, the OR does now correctly identify the
planning application site as outside of the BUA (paragraph €.31), meaning that the
proposed development would entail new dwellings in the open countryside. However,
the OR incomrectly states that the proposal development accords with Policy H2
notwithstanding that fact. It also states that the development complies with Policy
052,

Paolicy H2 says (as relevant):

"New dwellings will only be permitted in the small villages, hamlets and open
countryside where they comply with the general principles set out in Policy 052
and in the following circumstances:

= where there is an essential operational or other specific bbcal need that cannot
be met in any other way, including the use of existing buildings. Where
appropriate, new homas provided {other than replacement dwellings) will be
contralled by an cccupancy condition linked to the operational need and/or to
the rural exception site’ approach for permanent affordable dwellings...”

Policy OS2 says (as relevant):

"Development in the small villages, hamiets and open countryside will be imited
to that which requires and is appropriate for a rural location and which respecis
the intrinsic character of the area. Proposals for residential development will be
considered under policy H2."

Page 2 of 4
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The OR explains at paragraph 6.32 why in officers’ view the H2 criterion is met as
follows:

"Policy H2 sets out that new dwellings will only be permitted in the open
countryside where there is a specific local need that cannat be met in any ofther
way. Officers are satisfied that this fest is met in this case. There is a significant
and evidenced affordable housing need in Charlbury, with owver 100 applicants
on the Council's waiting st expressing a preference for Chardbury, and an
idenfified need for 23 affordable homes in the CNP. The proposals also provide
specialist bungalow accommodafion for those with mobility needs. Officers
consider that this need cannof be met in any other way at present, having regard
to the absence of any housing alocafions in Charlbury in the Local Plan and the
fack of any alternative deliverable =zites. The provision of affordable housing and
specialist accommaodation are therefore imporfant benefits that weigh
significantly in favour of the proposal. The affordable housing provision secured,
and the housing need evidence are addressed in detall below.”

There are two issues with officer's approach to Policy H2.

First, a general need for housing is not an "essential operational or other specific local
naed”. It is clear from the explanatory text in the Local Plan that those words in Policy
H2 cannot refer simply to a need for housing in general. See for example paragraph
5.69 of the Local Plan, which says:

"Where the site is in a location that wouwld not normailly be considered
appropriate for mew housing, it will be for the developer or landovmner fo
demaonstrate not only why the site is suifable for housing, buf also why a
traditional rural excepfion site approach (Le. 100% affordable housing) is not
appropriate or achievable. In other words, they will need to demonstrate why the
market housing is needed fo subsidise the delivery of the affordable housing. ln
such cases, any market housing would be expected fo be a subsidiary element
of a predominantly affordable housing scheme.”

This explanatory text is referring to Policy H3, which allows for new dwellings in the
open countryside to the extent that such dwellings would be 100% affordable, in which
case they would be allowed on “rural exception sites". A specific local need for the
purposes of Policy H2 may therefore be a need for affordable housing, but it cannot be
simply the provision of market dwellings, which the proposed development largely
COMmprises.

Second, the OR fails to assess alternative potential locations for housing in and around
Charlbury. The OR refers to the absence of housing allocations in Charlbury in the
Local Plan and the lack of alternative deliverable sites, but the conclusion that there is
an absence or lack of such sites is incorrect. Planning permission was granted in
Dictober 2025 for 26 dwellings at Woodstock Road (reference 24/02171/FUL). There
are also two proposed housing allocations of 40 dwellings each in the emerging local
plan (2043)". Officers appear to have given no consideration to these potential sites,
which would provide 106 dwellings in aggregate and might also provide specialist
bungalow accommodation. Their conclusion that the need for housing cannot be met
in any other way is unsupportable in those circumstances.

1 Arga O (Jaffersons Piaca) and Area P (Land south of Hydac)
Page 3 of 4
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For those reascns, the proposed development breaches Policy H2. For similar reasons,
the proposed development breaches Policy 052, because it is not a development
which reguires or is appropriate for a rural location.

The neighbourhood plan

At paragraph 6.112, the OR says that the proposed development accords with the
housing policies of the Charlbury Meighbourhood Plan ("CNP”). That is incorrect. Policy
CH1 of the CHP says:

"Housing proposals on the undeveloped land adioining the built-up area which
would provide for specific local housing need (either within the neighbourhood
area or within the Burford-Charlbury sub-area as identified in the West
Oxfordshire Local Plan) will be supported where the local need is evidence-
based and where the resulfing development wouwld otherwise be in accordance
with other relevant policies in both the West Oxfordshire Local Plan and the
Neighbourhood Plan”

The application site for the proposed development is specifically identified in
paragraph 5.3.4 of the CMP as not falling within the BUA for the purposes of Policy
CHI. Therefore, for the same reasons that the proposed development does not accord
with Local Plan Policy H1, i.e. because it does not meet a specific local housing need, it
does not accord with CNP Policy CHIL

Conclusion

We would be grateful if a copy of this letter could be provided to members of the
development management sub-committes.

Yours faithfully

Leigh D
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Dear Cllv.,

Ahead of the Planning Committee’s reconsideration of the Forest Road / Rushy
Bank application, please find attached a short briefing on the proposal and the
benefits it would deliver for Charlbury.

This is a scheme designed to meet local need. It would provide 37 new homes,
including 21 affordable homes (57%), 7 assisted living bungalows and 12 self and
custom build homes, alongside investment in local services, public transport, EV
charging, open space and direct funding for Charlbury Town Council.

Members previously resolved to approve the application on its planning merits.
The scheme has not changed. The need has not changed. The benefits have not
changed.

We respectfully ask members to support the officer recommendation and
approve the application, so these much-needed homes can be delivered.

Please do contact me if you have any questions.

Matt Thorley
Director
HC Charlbury

THOUGHTFUL HOMES. LASTING BENEFITS.
SECURING A STRONGER FUTURE FOR OUR COMMUNITY.
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@ FOREST ROAD /| RUSHY BANK CHARLBURY

The Ask .

Approve the Forest Road /
Rushy Bank application.

This scheme has already been considered on its planning
merits. Officers have recommended it for approval.
Members previously resolved to approve it.

The scheme has not changed. The need has not changed.
The benefits have not changed.

The scheme delivers 577 affordable housing - well above
the policy requirement of 407%.

Charlbury still needs these homes. Help
local people stay close to family and friends.

Support the officer recommendation and approve the application.

Recognise that the need, scheme and benefits remain unchanged.

Help deliver 37 new homes for Charlbury, including 21 affordable
homes and 7 assisted living bungalows.

Let’s get these

homes delivered.

THOUGHTFUL HOMES. LASTING BENEFITS.
SECURING A STRONGER FUTURE FOR OU|
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Char]b . - & The new homes at Forest Road
uryisa hlgh]y valued _ Rushy Bank would reflect the

Place to live, byt too many people o town’scharacter
who grew up here, work here, have |
family here, or need support here are
being priced out of staying.

I welcome the Forest Road /
Rushy Bank proposals
Delivering 57 affordable homes, rel;rgsttnl;?;n:?itsl:l? tIl:e
kind of provision this area
so urgently needs. %9

the Forest Road scheme responds to
local need, supports local families
and helps secure the future of our

; AT :
community. it

JOHN CARY ALMSHOUSE TRUST
[t also brings wider benefits for FCAN to 560 what okl

i - ee whatlocal |
Charlbury, including investment in people think about the
GP and primary healthcare capacity, development |
education, public transport, EV pep—y N |
charging, open green space, play space, ' '
local infrastructure and direct funding
for Charlbury Town Council.

The planning Merits remain strong,
Vembers arc asked to support
the officer reccommendation and

»the: ication.
approve the application

THOUGHTFUL HOMES. LASTING BENEFITS.
SECURING A STRONGER FEASREZFOR OUR COMMUNITY.




@ FOREST ROAD | RUSHY BANK CHARLBURY

Helping Charlbury
People Stay In
Charlbury

These homes are for people with a real connection
to Charlbury, and a real need to live here.

For local people priced out of

. Charlbury

oo
NI7)

Charlbury needs homes that local people can actually

| afford. This scheme provides 21 affordable homes out of
| 37, meaning 57 of all homes are affordable, well above

| the 407 policy requirement. That includes 15 social rent
| homes and 6 discount market homes.

Over 100 local families are currently on the waiting list
for affordable housing in Charlbury and more than 2,000
households are currently on West Oxfordshire’s housing
waiting list. This scheme responds directly to that need.

For families who want to
stay close

The average house prices in the area sit almost
£100,000 above the national average. Many parents and

grandparents in Charlbury have children or grandchildren

who would like to live locally but cannot afford to do so.

These homes help families stay connected and help
keep Charlbury a living, mixed community rather than
somewhere increasingly out of reach.

For people with specialist
housing needs

The scheme includes 7 purpose-built assisted living
bungalows, designed for people who need the right

home, with support close to family, friends and familiar
surroundings.

These homes help people remain part of the community
they know.

* Housing numbers included in WODC's five-year housing land supply.
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new homes

21 (57%)

affordable homes
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discount market
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custom build homes
willallow buyers to
personalise their home,
choosing from a range
of configurations, \\'i]ilc
the developer mg nages
construction to ensyye
consistent quality apg
design, with homes
already pl ugged into
E|ti|itics. All homes will
follow a design code
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More than new
homes, Practical
benefits for the
Whole town.

L.ocal Services

Better GP and primary
healthcare capacity

A direct contribution towards
local GP and primary healthcare
provision.

Education funding

A contribution towards SEN
| education provision in the

| ,rea, secured through the legal
agreement.

Public transport
improvements

[mproved access to the train

station and funding towards
public transport infrastructure.

RUSHY BANK

CHARLBURY

Modern
Infrastructure

Electric vehicle
charging

EV charging points for all
new homes, helping make
the scheme practical and
sustainable for how people

will live and travel in the years
ahead.

New open space and
play space

The creation of new public
open space, walking routes,
landscaped areas, new
planting and a children’s play
area.

Direct funding tor
Charlbury Town Council

25% of Community
[nfrastructure Levy (CIL)
receipts will go directly to
Charlbury Town Council, to
spend on local priorities chosen
by the community.

Boost for local trades
and the local economy

The intention is to use local
craftspeople and trades where
possible, helping keep work,
skills and spending in the local
economy.
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