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The Rt. Hon. Steve Reed MP 23 October 2025
Secretary of State for Housing, Communities

and Local Government

2 Marsham Street

London

SW1P 4DF

Your reference: MC2025/21184

Dear Secretary of State,
Re: Housing targets and Local Plan challenges in the Cotswold district

Congratulations on your recent appointment as Secretary of State for Housing, Communities and
Local Government in His Majesty’s Government. I wish you all the best in your new role.

I am writing to raise with you the significant challenges our district faces in meeting the government's
revised housing targets, and to extend an invitation to you to visit the Cotswolds, to better understand
these challenges first-hand.

In July, we wrote to your predecessor, the Rt. Hon. Angela Rayner MP, to express our concerns about
the implications of the revised National Planning Policy Framework (NPPF) and the new standard
method for calculating housing need. The government’s response, received from Baroness Taylor of
Stevenage, on 18th August, acknowledged the scale of the national housing crisis and the importance
of ambitious targets.

However, it did not fully address the unique constraints that make the target of 1,036 homes per year
— double the previous target — in the Cotswold district particularly difficult to deliver.

Following your appointment, I wanted to bring the concerns of our communities to your attention and
update you on the progress we are making.

Cotswold District Council is among the most challenged local planning authorities when it comes to
identifying appropriate and sustainable sites for large-scale development, particularly outside of those
areas with National Park Authority designations.

Around 80 per cent of our district lies within the Cotswolds National Landscape — the largest area of
National Landscape in England and Wales — and a further four per cent is either at high flood risk,
already developed, or otherwise severely constrained.

This leaves just 16 per cent of potentially developable land, much of which lacks the infrastructure to
support significant growth.



But it is not just our geography that constrains development. Infrastructure is a huge hurdle, too. This
is abundantly clear across the district. For example, our rural communities simply do not have the road
infrastructure to support development.

However, among some of the most pointed infrastructure constraints are those which Thames Water
needs to address. In March, planning approval was given for a small development in the village of
Down Ampney.

This would deliver 13 homes for social rent. Work on the scheme can start, but those much-needed
houses cannot be occupied until upgrades to sewage infrastructure have been completed. That small
development is beholden to completion of work by an organisation which is widely reported to have
severe challenges — with no clear timeline on when the necessary upgrades will be completed. This
scenario is replicated across our district and is a significant barrier to building new homes at scale.

Given all of this, asking a council with such significant constraints to plan for almost 20,000 new homes
over the next 18 years is, by any measure, unrealistic.

The consequences of this huge increase to our housing target are already being felt. Our five-year
housing land supply has fallen from 7.3 years to just 1.8 years, leaving us vulnerable to speculative
development that is not aligned with our adopted Local Plan, nor likely to deliver the infrastructure
our communities and local economy desperately needs.

It undermines our ability to deliver sustainable, plan-led growth and puts pressure on local services,
and the environment — especially in small towns and villages outside of the National Landscape which
will see most of the new development.

In response, the council has committed to a full update of its Local Plan, with the aim of submitting it
to the Planning Inspectorate by the end of 2026. Work is underway and we are grateful to government
for the funding it has provided to support this work.

Last week, the council’'s Cabinet considered a Regulation 18 consultation document, which sets out
several proposed development strategies and a set of high-level, indicative — and eyewatering —
figures for new homes in just a handful of towns and villages where such development is possible.

The document lays bare the scale of the challenge that communities here face as we seek to meet the
new targets.

One of the options recommended by planners would see the council plan for 14,660 new homes. This
includes the creation of new settlements and strategic extensions outside the National Landscape and
would irreversibly change the character of our world-renowned area. Yet that huge number is only 79
per cent of the government’s housing target for the district, short of the 18,650 homes over the plan
period.

So we are concurrently in conversation with neighbouring authorities to explore whether they can help
accommodate some of our target. We are also launching a further call for sites as part of the
consultation.

We have made clear to our communities that this consultation marks the beginning of a very difficult
conversation, and we are already seeing the strength of feeling against the potential impact of these
new targets.



I expressed to your predecessor, and wish to do so to you, too: we fully support the ambition to
deliver more homes — particularly affordable and socially rented homes. We note in the reply from
Baroness Taylor of Stevenage that affordability was a key factor in the distribution of targets. In our
district, the challenge of affordability is compounded by second homes and profitable holiday lets.
However, it is a strategic priority for us to tackle affordability in our area, and a priority we have been
making good progress with. We support new housing, the right homes in the right places, delivered in
a plan-led way with community participation and appropriate infrastructure.

But increasing targets alone will not sufficiently address affordability, and policy must also focus on
the types of homes delivered. In any case, the scale of the target set for this district does not
sufficiently reflect the constraints we face; it is entirely disproportionate, and risks damaging the
objectives and targets we have to deliver genuinely affordable housing.

We therefore respectfully renew our call for the government to reconsider the housing target for our
district — especially considering the emerging evidence as we update our Local Plan —and to work with
us to find a more proportionate and sustainable approach. Waiting another 18 months for the Plan to
be examined leaves our communities subject to piecemeal development, without the infrastructure
that a plan-led approach delivers.

I would like to extend an invitation to you to visit the Cotswolds to discuss these issues in more detail.
A visit would provide a valuable opportunity to see the scale of the challenge, hear from local
stakeholders, and explore how we can work together to deliver the homes our communities need in a
way that is genuinely sustainable.

I have shared this letter with Clir Tom Stowe, the Leader of the Opposition on Cotswold District
Council, Clir Clare Turner, leader of our Green group and independent councillor Nikki Ind, all of whom
wholeheartedly endorse the contents of the letter and have co-signed it with me. Together we
represent all 34 members of the council.

Yours sincerely,
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Clir Mike Evemy
Leader
Cotswold District Council

Clase Turres

Clir Clare Turner
Leader, Green group
Cotswold District Council

CC: Matthew Pennycook MP, Minister of State for Housing & Planning

Cllr Tom Stowe
Leader of the Opposition
Cotswold District Council

Independent
Cotswold District Council

Sir Geoffrey Clifton-Brown MP, North Cotswolds
Dr Roz Savage MP, South Cotswolds



