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1 INTRODUCTION AND SCOPE 

1.1 This Technical Note (TN) is based upon instructions from Tariq Khuja and relates to the 
proposed residential development within the grounds of Cotefield House, Bodicote. 

1.2 The purpose of this TN is to address the most recent highways related comments 
provided by Oxfordshire County Council (OCC) on 19 October 2021 as part of their 
consultation on the submitted planning application Ref: 21/01835/F to Cherwell 
District Council on 24/05/21.   

1.3 The OCC comments relate to the previous HVJ Transport TN dated September 2021.  
The information provided in this TN must be read in conjunction with the previous TN. 

2 RESPONSE TO OCC FEEDBACK 

2.1 In line with the original OCC consultation feedback, the most recent OCC comments 
also focus on the acceptability of the existing access to meet the needs of the 
proposed development.  The information below is provided in response to each of the 
issues raised.   

Steel gate to A4260 

OCC Comment: The gate is in place and the application will be assessed on the presumption 
that the gate will remain, providing a width restriction of 3.1m 

2.2 As previously explained, the steel gate was installed without the applicant’s consent 
or notification.  The applicant (the owner) has confirmed that the farmer is under 
instruction to remove the gates forthwith.  Once removed, the width of the entrance 
will revert to the original clear opening between the stone walls of 6.68m 

Delineation of existing access 

OCC Comment: Ref. Photo 2 and 3.2 to 3.4 It is stated that the access “varies in width 
between 3.3m and 4.0m.” However, the tarmac strip across the hardstanding does not 
necessarily accord with the legal route defined in the Deeds. This application has to be 
assessed according to the red-line area as shown on the Site Location and Block Plan. The 
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width of the access track cannot be precisely determined from the Plan due to the thickness 
of the side lines and because they are not parallel. Given that the gate width is 3.1m it must 
be assumed that the track is also the same or very similar. It is noted that the red line track is 
offset to one side and passes directly against the gatehouse building, which is not the case in 
reality. 

2.3 For reference, a copy of the original Conveyance Deed is attached in Appendix A.  This 
document clarifies the rights of Cotefield House with the buildings, gardens and land 
thereto to use the “Road” at all times.  This document also includes a plan showing 
the limits of the referenced road where it is clear that the road width relates to the 
original opening between the stone wall at the A4260.  Appendix B contains an 
updated site plan showing a red line position that is an accurate representation of the 
conveyance drawing.  Based on the information in the Deed document it is confirmed 
that the access road is 6.68m wide. 

Pedestrian and cyclist vehicle conflicts 

OCC Comment: “To date, there have been no reported incidents of any conflict between 
vehicles and pedestrians or cyclists over this short (26m) stretch of access.” There is no 
evidence of how this has been researched. 

2.4 The applicant has confirmed that there have been no incidents reported by any 
residents of Cotefield House or adjoining business owners over the 16 years of their 
ownership of the property. 

Pedestrian routes 

OCC comment: The applicant recognises the need for an alternative pedestrian route by 
suggesting a connection to the new development to the south-west. This is not achievable as 
it would rely on land outside of the applicant’s control. Furthermore, (i) it is not on a desire 
line to the A4260 / proposed new food store / proposed new bus stop, so is unlikely to be 
used; and (ii) the connection would have to be two-way, but it would not be desirable to 
open up a route for residents of the adjacent development through the Cotefield House / JS 
Auctions site. 

2.5 For the avoidance of doubt, the applicant does not “recognise a need for an 
alternative pedestrian route”.  As noted in the previous TN, there is an existing clear 
and direct route to the A4260 which is wide and open and affords excellent visibility in 
all directions. 
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2.6 The previous TN highlighted the option for an additional pedestrian route utilising the 
public footpath network through the new development to the west.  The public 
footpath is located adjacent to the southwest boundary of the subject site where it 
can be directly accessed (Refer Fig. 1) should the applicant decide to provide a gate.  
This connection can only be one way i.e. from the private property of Cotefield House 
to the public footpath.  The gate would be locked and accessible by Cotefield House 
residents only as would typically be the case for any other point of access to private 
property.  There is no desire or intention to allow public access to Cotefield House at 
this particular boundary location. 

2.7 To access the existing bus stops on the A4260, Cotefield House residents walk 520m to 
the north with 400m of this journey being along the A4260.  The same trip utilising the 
footpath network to the southwest and a private gate is 680m of which 280m are 
along the A4260.  As distance is only one factor in route desirability, residents with 
children may prefer the slightly longer route along quieter roads. 

Legal access for new residents 

OCC comment: Ref. 3.11 “…and there is a legal right of access for residents of Cotefield 
House”. This is not a concern for the LHA, but it is questionable whether there is a legal right 
of access for people who are not residents of Cotefield House (e.g. residents of the proposed 
new dwellings). 

2.8 As would be the case with any new dwelling, the purchaser must be provided with a 
legal right of access.  The property would otherwise be unsaleable.  All new residents 
will have conferred legal right of access. 

 

 

 

Figure 1: Location of public footpath at southwest site boundary 
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3 SUMMARY / CONCLUSION  

3.1 This Technical Note has been completed to address specific transport related issues 
raised by Oxfordshire County Council as part of their consultation to Cherwell District 
Council on planning application reference 21/01835/F. 

3.2 This Technical Note has highlighted the legal and practical aspects of the use of the 
shared access at this site.  The access in question is currently shared and affords the 
residents and owners of Cotefield House legal right of access from the A4260 entrance 
to the Cotefield House property boundary. 

3.3 The primary concern of the OCC remains that the development will be accessed along 
a track that is approximately 51m long (from the gate to the blue line area) and with a 
usable width of approximately 3.0 to 3.1m.  This TN has provided additional 
information that confirms the following: 

 There is legal right of access along the shared road: 
 The width of the shared road is wider than previously assumed and is not 

restricted by the width of the steel gates at the A4260.   
 The steel gates are to be removed. 
 There is the potential; to provide an additional pedestrian point of access to the 

public footpath network for the exclusive use of Cotefield House residents. 
 New residents of the proposed development will have the same conferred rights 

of access along the shared road. 

3.4 Based on the additional information provided, OCC should be able to revert to their 
original assessment and raise no objection to the proposed development. 
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Copy of original Deed 
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Site layout plan 




