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View north-west from the centre of the site. Note
that from this location there is a long ranging
filtered view of the tower belonging to the Grade |
listed St Etheldredas Church (NHLE 1216504). The
church (arrowed) is located c. 1295m north-west of
the site boundary.

South-east elevation of the Grade | listed St
Etheldreda’s Church (NHLE 1216504).

View south-east from within the churchyard of the
Grade | listed St Etheldreda’s Church (NHLE
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obscured from view by the intervening trees and
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approximate location of the site is indicated by the
left arrow.
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Executive Summary

This heritage statement considers Land West of Warwick Road, Banbury and the
potential impact of the proposed development of the site on the setting and
significance of those designated and non-designated built heritage assets located in
its vicinity.

In accordance with the National Planning Policy Framework (2024) and local
planning policies, this report first identifies and describes the historical
development of the site and outlines the significance of those designated and non-
designated built heritage assets located in the vicinity of the site before going on to
consider the impact of the proposals on that significance.

In summary, the proposal is compliant with the relevant heritage paragraphs
contained in Section 16 of the NPPF 2024 and relevant local heritage policies.

There are no designated or non-designated built heritage assets located within the
site boundary. Within the wider landscape, there are several designated heritage
assets that have the potential to be impacted by the proposed development. These
include:

. Grade | Listed St Etheldredas Church (NHLE 1216504)
. Horley Conservation Area
. Hanwell Conservation Area

The assessment has concluded that the proposed development would not harm the
significance of the Grade | listed St Etheldreda’s Church. Its significance derives
from its architectural and historic special interest, the immediate churchyard setting
and its historic relationships with nearby heritage assets, all of which would remain
unaffected. The site lies within the church’s wider, more distant rural context and is
considered to make a neutral contribution to its significance due to limited
intervisibility and lack of historic association.

In relation to Horley Conservation Area and Hanwell Conservation Area, the
assessment acknowledges that the site forms a small part of the designation’s wider
rural / agricultural context. However, it is their immediate setting that is considered
to make a significant positive contribution to their special character and appearance
through the provision of an historic rural setting, which reinforces the village’s
historic core and allows for an understanding of the settlements morphology and
historic economic evolution. For these reasons, whilst the proposed development
would represent a change within the wider rural / agricultural context of the
conservation areas, it is not considered that this change will have an impact on their
setting or harm the significance of either designation or those built heritage assets
contained within them.
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Introduction

This heritage statement considers Land West of Warwick Road, Banbury
(Figure 1). The site (hereinafter referred to as “The Site”) is located at National
Grid Reference SP 4299 4300.

In accordance with the National Planning Policy Framework (NPPF 2024) and
the requirement for applicants to describe the significance of heritage assets
including contribution to setting, the report draws together available
information on designated and non-designated built heritage assets. The
assessment includes the results of a site survey, an examination of published
and unpublished records, charts historic land-use through a map regression
exercise and considers relevant local and national policy and guidance.

The Historic Environment Record (HER) has been consulted and the relevant
designated and non-designated built heritage assets located in the immediate
vicinity are identified in Figure 2.

A site visit was undertaken on the 6t October 2025 when conditions were
clear and sunny and visibility was good.

The report enables relevant parties to assess the significance of designated
and non-designated built heritage assets within the vicinity of the site, thus
enabling potential impacts on these assets to be identified along with the
need for design solutions.

Location and Description

The site extends to approximately 11.12ha and is located on the western side of
Warwick Road (B4100) as it runs northwards out of Banbury, Oxfordshire. It is
predominantly formed by a single agricultural field parcel that is generally
level and occupies relatively elevated ground within the context of the
surrounding landscape. A further sub-rectangular area of agricultural land
forms a smaller part of the site to the west. The northern and southern site
boundaries are defined by established hedgerows containing intermittent
mature trees. To the east, the site is enclosed by a dense belt of mature trees
and vegetation, which significantly restricts intervisibility between the site and
surrounding landscape in this direction. In contrast, the western boundary is
comparatively open, affording views across the wider rural landscape as a
result of the gently undulating topography.

The site is shown at Plates 1 - 5.
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Plate 1 View north from the centre of the site illustrating the relative flat topography
of the site.

Plate 2 View east from the centre of the site illustrating the dense mature treeline
which characterises the site boundary in this location.
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Plate 3 View south from the centre of the site. The new residential development of
Roman Fields can be seen just beyond the hedge line which forms the
southern boundary of the site.

Plate 4  View west from the centre of the site illustrating the rolling topography of
the surrounding landscape in this direction.
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Plate 5  View north-west from the centre of the site. Note that from this location
there is a long ranging filtered view of the tower belonging to the Grade |
listed St Etheldredas Church (NHLE 1216504). The church (arrowed) is
located c. 1295m north-west of the site boundary.
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Planning Background and Development Plan Framework

Planning (Listed Building and Conservation Areas) Act 1990

The Planning (Listed Building and Conservation Areas) Act 1990 sets out broad
policies and obligations relevant to the protection of Listed Buildings and
Conservation Areas and their settings.

Section 66(1) states:

In considering whether to grant planning permission for development which
affects a listed building or its setting, the local planning authority or, as the
case may be, the Secretary of State shall have special regard to the
desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.

Section 69 of the Act requires local authorities to define as conservation areas
any areas of special architectural or historic interest the character or
appearance of which it is desirable to preserve or enhance and Section 72
gives local authorities a general duty to pay special attention to the desirability
of preserving or enhancing the character or appearance of that areain
exercising their planning functions. These duties are taken to apply only within
a Conservation Area. The Act does not make specific provision with regard to
the setting of a Conservation Area, that is provided by the policy framework
outlined below.

National Planning Policy Framework (NPPF) and National Planning Practice
Guidance (NPPG)

Government policy in relation to the historic environment is outlined in
Section 16 of the National Planning Policy Framework 2024 (NPPF), entitled
Conserving and Enhancing the Historic Environment. This provides guidance
for planning authorities, property owners, developers and others on the
conservation and investigation of heritage assets. Overall, the objectives of
Section 16 of the NPPF can be summarised as seeking the:

. Delivery of sustainable development;

. understanding the wider social, cultural, economic and environmental
benefits brought by the conservation of the historic environment;

. conservation of England's heritage assets in a manner appropriate to
their significance; and

. recognition of the contribution that heritage assets make to our
knowledge and understanding of the past.

Section 16 of the NPPF recognises that intelligently managed change may
sometimes be necessary if heritage assets are to be maintained for the long
term.
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Paragraph 207 states that planning decisions should be based on the
significance of the heritage asset, and that the level of detail supplied by an
applicant should be proportionate to the importance of the asset and should
be no more than sufficient to understand the potential impact of the proposal
upon the significance of that asset.

Heritage Assets are defined in Annex 2 as a building, monument, site, place,
area or landscape identified as having a degree of significance meriting
consideration in planning decisions, because of its heritage interest. Heritage
assets include designated heritage assets and assets identified by the local
planning authority (including local listing).

Designated Heritage Assets comprise: World Heritage Sites, Scheduled
Monuments, Listed Buildings, Protected Wreck Sites, Registered Parks and
Gardens, Registered Battlefields and Conservation Areas.

Significanceis defined as: the value of a heritage asset to this and future
generations because of its heritage interest. This interest may be
archaeological, architectural, artistic or historic. Significance derives not only
from a heritage asset’s physical presence, but also from its setting.

Setting is defined as: the surroundings in which a heritage asset is
experienced. Its extent is not fixed and may change as the asset and its
surroundings evolve. Elements of a setting may make a positive or negative
contribution to the significance of an asset, may affect the ability to
appreciate that significance or may be neutral.

The NPPF is supported by the National Planning Policy Guidance (NPPG). In
relation to the historic environment, paragraph 18a-002 makes a clear
statement that any decisions relating to Listed Buildings and their settings and
Conservation Areas must address the statutory considerations of the Planning
(Listed Buildings and Conservation Areas) Act 1990, as well as satisfying the
relevant policies within the National Planning Policy Framework and the Local
Plan.

Paragraph 18a-013 outlines that the assessment of the impact of a Proposed
development on the setting of a heritage asset needs to take into account and
be proportionate to the significance of the asset being considered, and the
degree to which the Proposed development enhances or detracts from the
significance of the asset and the ability to appreciate the significance.

The NPPG outlines that although the extent and importance of setting is often
expressed in visual terms, it can also be influenced by other factors such as
noise, dust and vibration. Historic relationships between places can also be an
important factor stressing ties between places that may have limited or no
intervisibility with each other. This may be historic as well as aesthetic
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connections that contribute or enhance the significance of one or more of the
heritage assets.

Paragraph 18a-013 concludes:

The contribution that setting makes to the significance of the heritage asset
does not depend on there being public rights or an ability to access or
experience that setting. This will vary over time and according to
circumstance. When assessing any application for develooment which may
affect the setting of a heritage asset, local planning authorities may need to
consider the implications of cumulative change. They may also need to
consider the fact that developments which materially detract from the asset’s
significance may also damage its economic viability now, or in the future,
thereby threatening its on-going conservation.

The key test in NPPF paragraphs 213-215 is whether a Proposed development
will result in substantial harm or less than substantial harm. However,
substantial harm is not defined in the NPPF. Paragraph 18a-018 of the NPPG
provides additional guidance on substantial harm. It states:

What matters in assessing if a proposal causes substantial harm is the impact
on the significance of the heritage asset. As the National Planning Policy
Framework makes clear, significance derives not only from a heritage asset’s
physical presence, but also from its setting.

Proposed development affecting a heritage asset may have no impact on its
significance or may enhance its significance and therefore cause no harm to
the heritage asset. Where potential harm to designated heritage assets is
identified, it needs to be categorised as either less than substantial harm or
substantial harm (which includes total loss) in order to identify which policies
in the National Planning Policy Framework (paragraphs 213 - 215) apply.

Within each category of harm (which category applies should be explicitly
identified), the extent of the harm may vary and should be clearly articulated.
Whether a proposal causes substantial harm will be a judgment for the
decision-maker, having regard to the circumstances of the case and the policy
in the National Planning Policy Framework. In general terms, substantial harm
/s a high test, so it may not arise in many cases. For example, in determining
whether works to a listed building constitute substantial harm, an important
consideration would be whether the adverse impact seriously affects a key
element of its special architectural or historic interest. It is the degree of harm
to the asset’s significance rather than the scale of the development that is to
be assessed. The harm may arise from works to the asset or from development
within its setting.

While the impact of total destruction is obvious, partial destruction is likely to
have a considerable impact but, depending on the circumstances, it may still
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be less than substantial harm or conceivably not harmful at all, for example,
when removing later additions to historic buildings where those additions are
inappropriate and harm the buildings’ significance. Similarly, works that are
moderate or minor in scale are likely to cause less than substantial harm or no
harm at all. However, even minor works have the potential to cause substantial
harm, depending on the nature of their impact on the asset and its setting.

The National Planning Policy Framework confirms that when considering the
impact of a Proposed development on the significance of a designated
heritage asset, great weight should be given to the asset’s conservation (and
the more important the asset, the greater the weight should be). It also makes
clear that any harm to a designated heritage asset requires clear and
convincing justification and sets out certain assets in respect of which harm
should be exceptional/wholly exceptional (see National Planning Policy
Framework, paragraph 2002).

Paragraph 215 of the NPPF outlines that where a Proposed development
results in less than substantial harm to the significance of a heritage asset, the
harm arising should be weighed against the public benefits accruing from the
Proposed development. Paragraph 18a-020 of the NPPG outlines what is
meant by public benefits:

Public benefits may follow from many developments and could be anything
that delivers economic, social or environmental progress as described in the
National Planning Policy Framework (Paragraph 7). Public benefits should flow
from the Proposed development. They should be of a nature or scale to be of
benefit to the public at large and should not just be a private benefit.
However, benefits do not always have to be visible or accessible to the public
in order to be genuine public benéfits.

Paragraph 216 states:

the effect of an application on the significance of a non-designated heritage
asset should be taken into account in determining the application. In weighing
applications that affect directly or indirectly non-designated heritage assets, a
balanced judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset.

In considering any planning application for development, the planning
authority will be mindful of the framework set by government policy, in this
instance the NPPF, by current Development Plan Policy and by other material
considerations.
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Local Planning Policy

The Cherwell Local Plan Review 2042, Proposed Submission Document
(Regulation 19), December 2024, was prepared following consultation. At the
time of writing, the Local Plan is at the examination stage and will therefore be
a material consideration in decision making. Policies that are relevant to this
assessment include:

Policy COM 26: Historic Environment

All development proposals should conserve and/or enhance the special
character, appearance and distinctiveness of Cherwell District’s historic
environment, including the significance of its designated and non-designated
heritage assets, in a manner appropriate to their historic character and
significance and in a viable use that is consistent with their conservation, in
accordance with legislation, national policy and guidance for the historic
environment.

Designated Heritage Assets

When considering development affecting a designated heritage asset or its
setting, great weight will be given to the significance of the asset and its
conservation. The more important the asset, the greater the weight should be.

Development proposals related to designated heritage assets must conserve
or enhance the heritage assets and have special regard to;

/. The special architectural and historic interest of Listed Buildings and
structures and the conservation of their character, fabric and their
settings;

/1. The special architectural and historic interest, character and/or

appearance of the District’s conservation areas and their setting,
including the contribution their surroundings make to their physical,
visual and historic significance;

/A The special archaeological and historic interest of nationally important
monuments (whether scheduled or not), both with regard to their
fabric and their settings, and

V. The special cultural and historic interest of registered parks and
gardens, and registered battlefields, including the contribution their
surroundings make to their physical, visual and historical significance.

Proposals that would lead to harm to the significance of a designated heritage
asset will not be permitted, unless there is a clear public benefit to outweigh
that harm. Any such assessment will take into account, in the balance of
material considerations;

- the significance of the asset
- the level of the harm

- the nature and level of the public benefit of the proposal.
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Non-designated Heritage Assets

Development affecting a non-designated heritage asset will be permitted
where it is designed sympathetically having regard to the significance of the
asset, its fabric, character and setting. Where possible, development should
seek to enhance the character of the non-designated heritage asset.

Proposals for demolition or total loss of a non-designated heritage asset will
be subject to a balanced assessment taking into account the significance of
the asset and the degree of harm or loss.

All Heritage Assets

All applications likely to affect heritage assets will require the submission of a
heritage statement, including a qualitative visual assessment where
appropriate.

Where development is likely to affect archaeology, both designated and
undesignated, the Council requires the submission of a desk-based
assessment, and where appropriate, field surveys and trench evaluation by a
qualified professional.

Where the loss of significance is unavoidable, recording should take place at a
level appropriate to its significance and this should be added to the Historic
Environment Record as a minimum, held by Oxfordshire County Council.

The Council will continue its proactive approach to heritage assets at risk and
welcomes development proposals which would result in the sympathetic
reuse of these assets in line with national guidance.

The Council will promote development which sustains, respects or enhances
heritage assets which contribute to the historic character of an area through
the use of Conservation Area Appraisals, Design Guidance and Statements,
Archaeological Assessments, Characterisation Studies and masterplanning.

Proposals which would harm the significance of a designated or undesignated
asset will not be approved, unless there are substantive tangible public
benefits that clearly and convincingly outweigh the harm, using the balancing
principles set out in national policy and guidance.

Policy COM 27: Conservation Areas

Proposals for development in a Conservation Area or affecting the setting of a
Conservation Area must conserve or enhance its special interest, character,
appearance and setting. In particular special attention will be paid to:

A The location, form, scale, massing, density, height. layourt,
landscaping, use, alignment detailing and external appearance of the
development;

i, Views within, into or out of the Area;

/A The pattern of development and the effects to important green

spaces, and other gaps or spaces between buildings and the historic
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street pattern which make a positive contribution to the character in
the Conservation Area;

v. The wider social and environmental effects generated by the
development;

V. Loss or harm or enhancement to features that make a positive
contribution to the special interest, character or appearance of the
Conservation Area;

Vi The impact of advertisements and signage;

Vil The impact of lighting and illumination.

Applications for the demolition of a building in a Conservation Area will only
be permitted where it has been demonstrated that:

A The building detracts from or does not make a positive contribution to
the special interest, character or appearance of the Conservation Area;
or

. The building is of no historic or architectural interest or is wholly
beyond repair and is not capable of beneficial use, and

/A Any proposed replacement building makes an equal or greater
contribution to the special interest, character or appearance of the
Conservation Area.

Wherever possible the sympathetic restoration and re-use of buildings that
make a positive contribution to the special interest, character and appearance
of a Conservation Area will be encouraged, thereby preventing harm through
the cumulative loss of features which are an asset to the Conservation Area.

Policy COM 28: Listed Buildings

Proposals for additions or alterations to, or change of use of, a Listed Building
(including partial demolition) or for development within the curtilage of, or
affecting the setting of, a Listed Building, should:

A Conserve or enhance the special architectural or historic interest of
the building;
/A Respect the building’s historic curtilage, context or its value within a

group andyor its setting, including its historic landscape or townscape
context, and

/A Retain the special interest that justifies its designation through
appropriate design that is sympathetic both to the Listed Building and
its setting and that of any adjacent heritage assets in terms of siting,
size, scale, height, alignment materials and finishes (including colour
and texture), design, details and form.

Policy COM 29: Registered Parks and Gardens and Historic Battlefields

Development should conserve or enhance the special historic interest,
character or setting of a battlefield, or park or garden on the Historic England
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19 Registers of Historic Battlefields or Register of Historic Parks and Gardens of
Special Historic Interest in England.

Development that is supported in principle within the setting of a registered
park, garden or historic battlefield, will, where applicable, be expected to:

A Reinstate landscape or built features which contribute positively to the
historic interest of the park or garden;,

/A Remove landscape or built features that harm the historic interest of
the asset, and

/A Preserve the views into, from, and across the park, garden or

battlefield, including any impacts from artificial lighting.

Development within or affecting a Registered Park, garden or battlefield
should preserve the significance of the heritage asset and be informed by
appropriate research, guidance and expertise.

2.20 The Cherwell Local Plan 2011 - 2031 was adopted on 20t July 2015 and re-
adopted on 16" December 2016 following amendments. It contains the
following policy(s) relevant to this assessment:

ESD 15: The Character of the Built and Historic Environment

Successful design is founded upon an understanding and respect for an area’s
unique built natural and cultural context. New development will be expected
to complement and enhance the character of its context through sensitive
siting, layout and high quality design. All new development will be required to
meet high design standards. Where development is in the vicinity of the
District’s distinctive natural or historic assets, delivering high quality design
that complements the asset will be essential.

New development proposals should:

e Be designed to deliver high quality safe, attractive, durable and healthy
places to live and work in. Development of all scales should be designed to
improve the quality and appearance of an are a and the way it functions

e Be designed to deliver high quality safe, attractive, durable and healthy
places to live and work in. Development of all scales should be designed to
improve the quality and appearance of an area and the way it functions

o Support the efficient use of land and infrastructure, through appropriate
landuses, mix and density/ development intensity

e Contribute positively to an area’s character and identity by creating or
reinforcing local distinctiveness and respecting local topography and
landscape features, including skylines, valley floors, significant trees,
historic boundaries, landmarks, features or views, in particular within
designated landscapes, within the Cherwell Valley and within conservation
areas and their setting

e Conserve, sustain and enhance designated and non-designated ‘heritage
assets’ (as defined in the NPPF) including buildings, features, archaeology,
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20 conservation areas and their settings, and ensure new development is
sensitively sited and integrated in accordance with advice in the NPPF and
NPPG. Proposals for development that affect non-designated heritage
assets will be considered taking account of the scale of any harm or loss
and the significance of the heritage asset as set out in the NPPF and NPPG.
Regeneration proposals that make sensitive use of heritage assets,
particularly where these bring redundant or underused buildings or areas,
especially any on English Heritage’s At Risk Register, into appropriate use
will be encouraged

e /nclude information on heritage assets sufficient to assess the potential
impact of the proposal on their significance. Where archaeological
potential is identified this should include an appropriate desk based
assessment and, where necessary, a field evaluation.

e Respect the traditional pattern of routes, spaces, blocks, plots, enclosures
and the form, scale and massing of buildings. Development should be
designed to integrate with existing streets and public spaces, and buildings
configured to create clearly defined active public frontages

e Reflect or, in a contemporary design response, re-interpret local
distinctiveness, including elements of construction, elevational detailing,
windows and doors, building and surfacing materials, mass, scale and
colour palette

e Promote permeable, accessible and easily understandable places by
creating spaces that connect with each other, are easy to move through
and have recognisable landmark features

o Demonstrate a holistic approach to the design of the public realm to create
high quality and multi-functional streets and places that promotes
pedestrian movement and integrates different modes of transport, parking
and servicing. The principles set out in The Manual for Streets should be
followed

e Consider the amenity of both existing and future development, including
matters of privacy, outlook, natural lighting, ventilation, and indoor and
outdoor space

o Limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation

o Be compatible with up to date urban design principles, including Building
for Life, and achieve Secured by Design accreditation

e Consider sustainable design and layout at the master planning stage of
design, where building orientation and the impact of microclimate can be
considered within the layout

e /ncorporate energy efficient design and sustainable construction
techniques, whilst ensuring that the aesthetic implications of green
technology are appropriate to the context (also see Policies ESD 1- 5 on
climate change and renewable energy)
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e Integrate and enhance green infrastructure and incorporate biodiversity
enhancement features where possible (seePolicyESD10: Protection and
Enhancement of Biodliversity and the Natural Environment and Policy
ESD17Greeninfrastructure). Well designed landscape schemes should be an
integral part of development proposals to support improvements to
biodiversity, the micro climate, and air pollution and provide attractive
places that improve people’s health and sense of vitality

o Use locally sourced sustainable materials where possible.

The Council will provide more detailed design and historic environment
policies in the Local Plan Part 2.

The design of all new development will need to be informed by an analysis of
the context, together with an explanation and justification of the principles
that have informed the design rationale. This should be demonstrated in the
Design and Access Statement that accompanies the planning application. The
Council expects all the issues within this policy to be positively addressed
through the explanation and justification in the Design & Access Statement.
Further guidance can be found on the Council’s website.

The Council will require design to be addressed in the pre-application process
on major developments and in connection with all heritage sites. For major
sites/ strategic sites and complex developments, Design Codes will need to be
prepared in conjunction with the Council and local stakeholders to ensure
appropriate character and high quality design is delivered throughout. Design
Codes will usually be prepared between outline and reserved matters stage to
set out design principles for the development of the site. The level of
prescription will vary according to the nature of the site.

Other Guidance

Historic Environment Good Practice Advice In Planning Note 2: Managing
Significance in Decision-Taking in the Historic Environment (Historic England
2015)

The purpose of this document is to provide information to assist local
authorities, planning and other consultants, owners, applicants and other
interested parties in implementing historic environment policy in the NPPF and
NPPG. It outlines a six-stage process to the assembly and analysis of relevant
information relating to heritage assets potentially affected by a proposed
development:

. Understand the significance of the affected assets;

. Understand the impact of the proposal on that significance;

. Avoid, minimise and mitigate impact in a way that meets the objectives
of the NPPF;

. Look for opportunities to better reveal or enhance significance;
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2.22

2.23

2.24

2.25

. Justify any harmful impacts in terms of the sustainable development
objective of conserving significance and the need for change; and
. Offset negative impacts on aspects of significance by enhancing others

through recording, disseminating and archiving archaeological and
historical interest of the important elements of the heritage assets
affected.

Historic Environment Good Practice Advice In Planning Note 3: The Setting of
Heritage Assets (Historic England 2017)

Historic England’s Historic Environment Good Practice Advice in Planning
Note 3 provides guidance on the management of change within the setting of
heritage assets.

The document restates the definition of setting as outlined in Annex 2 of the
NPPF. Setting is also described as being a separate term to curtilage,
character and context; while it is largely a visual term, setting, and thus the
way in which an asset is experienced, can also be affected by noise, vibration,
odour and other factors. The document makes it clear that setting is not a
heritage asset, nor is it a heritage designation, though land within a setting
may itself be designated. Its importance lies in what the setting contributes to
the significance of a heritage asset.

The Good Practice Advice Note sets out a five-stage process for assessing the
implications of proposed developments on setting:

1. Identification of heritage assets which are likely to be affected by
proposals;

2. Assessment of whether and what contribution the setting makes to the
significance of a heritage asset;

3. Assessing the effects of proposed development on the significance of a
heritage asset;

4, Maximising enhancement and reduction of harm on the setting of

heritage assets; and
5. Making and documenting the decision and monitoring outcomes

The guidance reiterates the NPPF in stating that where developments
affecting the setting of heritage assets results in a level of harm to
significance, this harm, whether substantial or less than substantial, should be
weighed against the public benefits of the scheme.
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3.0

3.1

3.2

3.3

3.4

3.5

3.6

Historical Context and Location of Heritage Assets

Introduction

The following section presents a historical development of the site and wider
area through the results of a map regression exercise and review of relevant
background documentation.

The location of designated and non-designated built heritage assets within the
vicinity of the site are also discussed below; these are shown on Figure 2.

Historical Background

Summary: Land west of Warwick Road, Banbury

The site is in the very north of the parish of Drayton, Oxfordshire. The name
“Drayton” derives from the Old English for “portage settlement” (Place-Names
2025). It had a population of 59 households in 1086, putting it in the largest
20% of settlements recorded in Domesday. It is listed in three parts of roughly
equal size. The first is listed as land of Robert D’Oilly in 1086, and the other
two as land of Thorkil of Warwick. 1066 ownership is not provided (Open
Domesday 1086).

Before and after the Norman Conquest, Drayton was held by the English thegn
Turchil of Arden. However, when the Earldom of Warwick was created around
1089, Turchil's estates were given to Henry, the first earl. Subsequently, the
Arden family held the manor by knight service of the Earls of Warwick until the
1380s. In the late 13th century, the lands were alienated and Drayton granted
to Sir Thomas Arden of Hanwell around 1281. After his widow, Rose, held it in
dower until about 1316, she granted the manor to Sir Robert Arden and his
heirs (1309-10). Following Sir Robert's death, his widow Nicole likely held
Drayton in dower until it reverted to his son, Sir Giles Arden. Upon Sir Giles’s
death in 1376, the land was inherited by his granddaughters, Margaret and
Joan.

Margaret married Lewis Greville, and the Greville family ultimately secured the
entirety of the manor, holding it throughout the 15th century. The second
Lewis Greville sold the manor in 1565 to Thomas Webb, a wealthy yeoman.
Following Webb'’s death and the murder of his brother Richard by Lewis
Greville in 1589, the manorial estate was split up, and Drayton never again had
a resident lord. The manor was divided into four separate parts, with Richard
Webb selling or leasing two quarters by 1588. Sir Anthony Cope of Hanwell
secured the dominant share of the divided manor and advowson by 1598.

The manor descended through the Cope family, eventually passing through
the female line to Arabella Diana Cope, who married the Duke of Dorset and
then Charles, Earl Whitworth (d. 1825). Her daughter, Elizabeth, married
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3.7

3.8

3.9

3.10

3.1

George John West (later Sackville-West), Earl de la Warr. Crucially, a large
section of the manorial land (388 acres) was independently bought from the
Cope family by William Fiennes, Lord Saye and Sele, around 1629. This
property later came into the hands of the North family (Earl of Guilford) by
1763, who thus held more property in the parish than the lord of the manor.
Eventually, the manorial rights passed to the Norths of Wroxton, but they
lapsed. The North family's substantial landholding in Drayton followed the
descent of their Wroxton manor, passing down the line of the Barons, later
Earls, of Guilford until the end of the male line in 1827. It passed to Maria,
Marchioness of Bute (daughter of George Augustus, Earl of Guilford), and then
(following her 1841 death) to her sister Susan, Baroness North. She married
Colonel JS Doyle (who changed his name to North) and their son William, Lord
North, inherited the estate and died in 1932. Trinity College, Oxford,
purchased the property in 1935 and 1942.

Drayton, while partly open field, was chiefly ancient enclosure, and in the 17th
century produced various grains, grazing land, and horses. By the 19th
century, the soil was used for barley, turnips and pasture for Cotswold sheep.
Industries noted in the 19th century were weaving and paper-making (linked to
the North Newington paper mill).

The parish boundaries of Drayton underwent a change in the 20th century:
covering 926 acres in 1881, the area was reduced to 871 acres in 1932 after a
portion was annexed to Banbury (Victoria County History 1969).

Historic Map Regression

The 1665 mapping (Figure 3) depicts the approximate location of the site to
the west of Hanwell and north of Drayton. While the map is necessarily
schematic and lacks precise scale, it clearly illustrates key settlements and
landscape features including Sor Brook, which is shown running between
Drayton and Wroxton, forming a consistent topographic reference point.

The 1811 mapping (Figure 4) presents the site in greater detail. Situated to the
west of Warwick Road, the site is shown as open undeveloped agricultural
land divided by clearly defined field boundaries. The settlements of Horley to
the north-west and Hanwell to the north-east are depicted within a
predominantly rural and largely undeveloped landscape that includes the site.
To the south, the managed parkland associated with Wroxton Abbey is clearly
illustrated, forming a marked contrast with the surrounding open agricultural
fields and farmland.

Whilst there is no tithe mapping covering the land within the site, an estate
map was produced in 1828 (Figure 5) covering the parishes of Drayton,
Northnewington and Neithrop. At the time of this mapping the estate was
recorded as being in the ownership of the Most Noble the Marquis and
Marchioness of Bute and the Right Honourable Ladies Susan and Georgina
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3.13

3.14

3.15

3.16

North. At this time, the site is shown across seven field parcels. While the
majority of the land within the site is undeveloped, a curved built structure is
shown in the north-west corner of Home Ground. The built structure forms
one side of an enclosure with hedgerows forming the northern and western
sides with what appears to be a fenceline and gateway forming the southern
side.

The Ordnance Survey mapping of 1887 (Figure 6) shows little change within
the site which retains its open agricultural character, though the curved built
structure that was present on the previous 1828 mapping is no longer shown
to be extant. Entering through the southern boundary of the site is a trackway
which leads southwards to Drayton Lodge, a collection of range type
buildings, woodland and body of water marked as a fishpond and boat house.
Beyond the site boundary to the north-west Moor Mill (Corn) is marked on the
eastern flank of Sor Brook. To the north-east of the site an area of parkland is
denoted immediately south of Hanwell village.

The 1923 mapping (Figure 7) indicates minimal change within the site. Moor
Mill to the north-west of the site is now recorded as being disused and the
former trackway extending from the southern boundary of the site towards
Drayton Lodge is no longer depicted. However, a north-south aligned
footpath is shown to the west of the site. Further to the west, beyond the
footpath, a mineral railway has been constructed, running from Banbury in the
south-east towards and south of Horley in the north-west. The parkland to the
south of Hanwell is no longer identified as such on this mapping.

The 1955 mapping (Figure 8) demonstrates that there was no discernible
change within the site boundary at this time. Within the surrounding
landscape, electricity pylons are shown to have been introduced along the
southern side of the railway line, extending westwards beyond the site. To the
north-east, limited residential development is evident on the western edge of
Hanwell, concentrated along Main Street and Gullicott Lane.

By 1980, the mapping (Figure 9) indicates that the railway line to the south of
the site was no longer operational. The electricity pylons previously shown
along the southern flank of the railway are also no longer depicted, suggesting
their removal by this date. The buildings which formed Moor Mill north-west of
the site appear to have been completely demolished and are no longer
depicted on the mapping. Drayton Lodge, to the south of the site, a new large
rectangular building is shown to the north of the range-style buildings, west of
the fishpond. To the north of the site and south of Rowena Lane, a small
rectangular agricultural building is now depicted. There are no discernible
changes to the character of the site at this time.

By 1995, mapping (Figure 10) indicates that the only discernible change to the
character of the site was the partial removal of the western field boundary,
resulting in the amalgamation of fields into a single larger parcel. Beyond the
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3.18

site, a further large agricultural building had been constructed immediately to
the south of Rowena Lane. To the east, Warwick Road is shown as having been
straightened. At Drayton Lodge, several additional smaller buildings are
shown, reflecting incremental development within the complex.

The mapping of 2006 (Figure 11) indicates there are no discernible changes to
the character of the site at that time. The small area of land immediately east
of the site that was formed when Warwick Road was straightened is now
shown as woodland. To the south-east of the site a large area of new
residential development is shown east of Warwick Road along with a golf
course to the west.

Figures 12 and 13 depict the site in its current condition. South of the site the
new residential development of Roman Fields is shown as having been
partially constructed.
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Heritage Assets

Listed Buildings

The site does not contain any listed buildings. Within a Tkm radius of the site
there are fourteen listed buildings. These are shown in Figure 2. Owing to the
limited intervisibility through tree screening, local topography, intervening
built form and historic relationships, only those assets most proximate to the
site, with historic ownership connections to the site, or with a higher listing
denoting their increased sensitivity to change within their environs, require
separate assessment. Those assessed are as follows:

e St Etheldreda’s Church, a Grade | listed building (NHLE 1216504), is
located approximately 1,295 m north-west of the site boundary.
Although the church lies beyond the defined 1 km study area, a site
visit confirmed the presence of a long-range, filtered view of the
church tower from within part of the site (Plate 5). Given the church’s
Grade | designation, which denotes a heritage asset of exceptional
significance and heightened sensitivity to change within its setting, it
has been considered on an individual basis within this assessment.

Conservation Areas

Within a 1km radius of the site there are four conservation areas, namely
Hanwell Conservation Area, located c. 370m north-east of the site, Horley
Conservation Area, located c. 865m north-west of the site, Drayton
Conservation Area, located c. 710m south of the site and Wroxton
Conservation Area, located c. 960m south of the site.

Through a combination of their distance from the site, the local topography
and intervening natural screening, Wroxton and Drayton Conservation Areas
share limited to no visual links with the site. Whilst it is acknowledged that the
site forms a small part of the designations’ wider rural / agricultural context, it
is not considered to form a part of either designations’ immediate setting. For
these reasons, it is unlikely that the Proposed development will have an impact
on the special character and appearance of the designations as a whole or
those listed buildings contained within them. In light of the above, Wroxton
Conservation Area and Drayton Conservation Area have been scoped out for
further assessment.

Hanwell Conservation Area is located ¢c. 370m north-east of the site boundary
and encompasses much of the built form along the flanks of Main Street and
Church Lane in the village of Hanwell. The designation covers an area of c. 34
ha and contains several designated and non-designated bult heritage assets,
including the Grade | listed Church of St Peter (NHLE 1216364) and Grade II*
listed Hanwell Castle (NHLE 1287674). The southeastern area of the
conservation area is characterised by mature woodland and parkland that
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3.25

3.26

formed part of the castle grounds. Due to the proximity of Hanwell
Conservation Area to the site, this assessment will consider in detail the
potential impact of the Proposed development on its special character and
appearance as a whole.

Horley Conservation Area is located c. 735m north-west of the site boundary.
and encompasses much of the built form along the flanks of Wroxton Lane,
the principal thoroughfare through the village of Horley. The western part of
the designation is characterised by open agricultural fields and belts of
woodland. The conservation area covers an area of c. 33 ha and contains a
number of designated and non-designated built heritage assets which
includes the Grade | listed St Etheldredas Church (NHLE 1216504) and Grade
[I* listed Manor House (NHLE 1216542). Due to the proximity of the
conservation area, this assessment will consider in detail the potential impact
of the Proposed development on its special character and appearance as a
whole.

The landscape beyond the 1km study area has been reviewed and there are no
other conservation areas in the wider landscape that require assessment in
relation to the proposed development.

Registered Parks and Gardens

Located c. 960m south of the site is the Grade II* listed Wroxton Abbey
Registered Park and Garden (RPG), which partially lies within the boundary of
Wroxton Conservation Area. The RPG comprises a combination of woodland
blocks, agricultural land and ornamental parkland, forming the historic
landscape setting of the Grade | listed Wroxton College.

As with Wroxton Conservation Area, the RPG’s separation from the site,
combined with local topography and intervening vegetation, results in limited
to no visual connectivity between the two. Although the site contributes to the
RPG’s wider rural and agricultural context, it does not form part of its
immediate setting. Consequently, the Proposed development is not
anticipated to result in harm to the significance of the Registered Park and
Garden or those listed buildings contained within it. On this basis, Wroxton
Abbey Registered Park and Garden has been scoped out of further
assessment.
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4.0

41

4.2

4.3

4.4

4.5

Proposed development and Potential Impact on Heritage Assets

Background

This section identifies and assesses the impacts of the proposal on the
significance of the heritage assets located within the vicinity of the site. In
assessing the heritage impacts of the proposal, the relevant policies cited in
section 2.0 have been referenced.

The Proposed development

The proposals consist of an outline planning application with all matters
reserved except access for the erection of up to 200 dwellings, associated
public open space, sustainable urban drainage systems, pedestrian and cycle
connections, associated infrastructure, and access from Warwick Road.

Potential Impacts on Built Heritage Assets

As noted in paragraph 3.19 - 3.26, there are a number of designated built
heritage assets located in the immediate and wider vicinity of the site. The
proposed development, therefore, has the potential to impact on the settings
and significance of the heritage assets that have been identified for
assessment.

Listed Buildings in the Vicinity

In order to understand how any new development could affect the
significance of these heritage assets, it is important to understand the specific
heritage values which combine to inform that significance. An understanding
of the contribution setting makes to its significance is also considered.

Grade | listed St Etheldreda’s Church (NHLE 1216504)

Located c. 1,295m north-west of the site boundary, this Grade | listed asset
(Plates 5, 6, 7) is described as follows in its listing citation:

Church. C12. Chancel and central tower remodelled in C13 and C14. Nave of
C13. Clerestory of ¢.1320. South aisle enlarged C14 and south porch added.
North aisle rebuilt C15 re-using the C13 doorway but inserting C15 windows.
Nave west window of C17, C17 and C18 repairs. Restored in 1915 by William
Weir.

Squared coursed ironstone. Steeply pitched stone slate roofs. Stone corner
stack. Chancel, central tower, nave, north and south aisles, south porch.
Seven-window range. Chancel. Priest's doorway on south has plank door,
pointed arched head and hood mould. Entrance is flanked by three-light.
Decorating windows with ogee arched hood moulds. Five-light east window
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has intersecting tracery and hood mould. Chancel has two three-light
Decorated windows on the north. Stone-coped gables. Central tower of three
stages with crenellated parapet and diagonal buttresses. C12 openings to third
stage. Single and two-light Perpendicular windows on south.

Nave clerestory has four-Perpendicular windows on north and south with
square heads. Parapet. South aisle has three-light Decorated windows with
reticulated and wheel tracery and a two-light Perpendicular window with
square head, hood mould and label stops. Parapet diagonal buttress. Gabled
south porch has pointed arched doorway. South door has two attached C13
columns with bell capitals. North aisle, C13 re-sited doorway. Three three-light
Perpendicular windows. Hood moulds and label stops. West window of nave
renewed in C17. West doorway of CI13.

Interior. Chancel has a C19 King strut roof. Two C12 piscinas and an aumbry
with a round arch with roll moulding. Decorated chancel arch of two
chamfered orders. Nave has a four-bay C19 King strut roof. Four-bay nave
arcasdes with arches of two chamfered orders and alternating round and
octagonal piers. Screen and roof loft by Lawrence Dale 1947-50. C18 organ.
C12 tub shaped font.

Noteable wall paintings,; Gigantic St. Christopher c.1450 in north aisle ("one of
the largest and most perfect representations of the Saint in this Country”
VCH). Post Reformation textes on south wall. Tower has two arched tomb
recesses and brass c.1500 representing a Civilian and Lady with six daughters
and several sons. Fragments of early glass; early C15 in north aisle; south aisle.
C19 pine pulpit and C19 pews.

(Buildings of England; Oxfordshire; 1974, pp652-3; VCH: Oxfordshire, Vol IX,
pp134-6; Jnl Bot. Arch. Assoc., Vol 27 (1921), pl, 1-76)
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Plate 6

Plate 7

South-east elevation of the Grade | listed St Etheldreda’s Church (NHLE

1216504).

View south-east from within the churchyard of the Grade | listed St
Etheldreda’s Church (NHLE 1216504). Note the long ranging view of the
Roman Fields development (right arrow) which is located to the south of the
site. From this location, the site is obscured from view by the intervening
trees and built form within the village of Horley. The approximate location of
the site is indicated by the left arrow.
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The significance of St Etheldreda’s Church derives principally from its early
medieval origins, architectural integrity, and the exceptional survival of its
historic fabric, which together generate high evidential, historic, architectural,
and artistic value. The church dates from the 12th century, with subsequent
phases of alteration and extension clearly legible in the building’s fabric,
allowing the chronological development of the building to be readily
understood. Each phase is characterised by high-quality craftsmanship and
the use of local traditional materials, reflecting the skills, technologies, and
architectural preferences of successive periods and contributing to the
building’s strong architectural coherence despite incremental change. The
church’s artistic significance is further enhanced by the survival of medieval
wall paintings, which represent a rare and valuable expression of religious art
from this period. Their survival substantially enhances the church’s overall
significance and reinforces its Grade | status.

The church also possesses considerable historic value as an historic focus of
religious activity and community life, illustrating the social and religious
development of Horley over several centuries. This historic function continues
into the present day, underpinning the church’s communal value as an active
place of worship and a focal point for the village. In addition, St Etheldreda’s
Church contributes significantly to the group value of designated and non-
designated built heritage assets that form the historic core of Horley village,
which is concentrated along the flanks of Wroxton Lane and reflects the
historic settlement pattern. Owing to its relatively elevated position within the
landscape, the church tower attains a degree of landmark status, enabling it to
be perceived within longer-range views across its wider rural context. These
views, though often filtered, reinforce the church’s historic role as a focal
point within the landscape and form a component of its setting and overall
significance.

St Etheldreda’s Church is set within its churchyard plot, which has its frontage
onto Little Lane and extends eastwards in a sub rectangular shape. Within the
churchyard there are numerous tombstones and monuments which furnish
the asset with illustrative historic value in terms of evidencing the memorial
function of the graveyard. The retaining walls encircling the graveyard,
although not listed in their own right, have illustrative and architectural value
in relation to depicting the historic plot of the church land and through their
construction materials and techniques. Immediately to the west of the church
is Rowarth House (The Old Vicarage), which endows the setting of the asset
with high levels of illustrative and architectural value through its historic
functional link with the church. To the south and east of the church are a
number of Grade Il listed assets and the Grade II* listed Manor House (NHLE
1216542) which similarly endow the setting of the church with high levels of
illustrative and architectural value. The wider environs of the church are
comprised of a rural / agricultural landscape which includes the land
contained within the site.
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The village of Horley does not appear on the 1828 estate map (Figure 5), being
located within a separate parish, and there is similarly no tithe mapping
relating either to Horley or to the site. As a result, there is no documentary
evidence to suggest any historic ownership, functional, or associative
relationship between the site and St Etheldreda’s Church. While it is
acknowledged that the site forms a small part of the wider rural / agricultural
landscape in which the church historically developed, its contribution to the
church’s setting is limited. This is due to the considerable distance between
the site and the church, together with very limited intervisibility due to the
local topography, intervening vegetation, and the presence of existing built
form. There are no views at ground level from the church to the site and return
views are limited to long-ranging ones of the top of the church tower. The site
is not considered to play a meaningful role in the appreciation or
understanding of the church’s significance and does not contribute to those
elements of setting that enhance its architectural, historic, or landmark value.
For these reasons, the site is considered to make a neutral contribution to the
setting of St Etheldreda’s Church.

Potential Impact of Development Proposal

The significance of St Etheldreda’s Church derives principally from its early
medieval origins, architectural integrity, and the exceptional survival of its
historic fabric, which together generate high evidential, historic, architectural,
and artistic value. Its immediate churchyard setting, including its historic
boundaries, funerary monuments and its strong historic and functional
relationships with nearby built heritage assets also significantly contribute to
the church’s significance as a whole. These key components of the church’s
immediate setting, which make a positive contribution to the church’s
significance, would remain unchanged by the proposed development.

The wider rural / agricultural landscape, which includes the site, forms a more
distant and peripheral element of the church’s setting. While the proposed
development would introduce a degree of change within this broader
landscape, the site itself makes a neutral contribution to the appreciation and
understanding of the church’s significance. This is in part due to the absence
of historic or associative links, the considerable separation between the two,
and the very limited intervisibility that the site and church share due to the
local topography, intervening vegetation, and existing built form. There are no
direct views from the church to the site at ground level, and return views are
restricted to long-range, filtered glimpses of the top of the church tower.
Whilst it is acknowledged that the tower has some landmark status, views of it
from within the site are only considered to contribute in a very limited to way
to its overall significance.

For the above reasons, while the proposals would represent a change within
the wider rural / agricultural context of St Etheldreda’s Church, they would not
affect those aspects of setting that contribute to its architectural and historic
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special interest and would not harm its significance. Furthermore, the
considered design of the scheme would generate new publicly accessible
views of the church from within the site, which is considered a heritage
benefit.

Horley Conservation Area

Horley Conservation Area was designated in 1987 and is located c. 735m
north-west of the site boundary and encompasses much of the built form
along the flanks of Wroxton Lane, the principal thoroughfare through the
village of Horley. The western part of the designation is characterised by open
agricultural fields and belts of woodland. The conservation area covers an area
of c. 33ha and contains a number of designated and non-designated built
heritage assets which includes some of the highest designation, namely the
Grade | listed St Etheldredas Church (NHLE 1216504) and Grade II* listed
Manor House (NHLE 1216542).

Horley Conservation Area Appraisal (HCAA) was published in 2022 and
describes in detail key features that are considered to contribute to the
special character and appearance of the designation. A summary of these
features are outlined below:

Settlement Pattern

e [rregular nucleated settlement focused on the church and former
village green (‘The Square’).

o Linear ribbon development along historic routes, particularly Hornton
Lane and Wroxton Lane.

e Sinuous hillside lanes with farms and cottages rising from Horley
Brook to Plot Hill.

e Interconnected lanes and paths (Little Lane, Church Lane and historic
footpaths) linking key buildings and former green spaces.

o Surviving fragments of the village green, including Manor Orchard and
a small triangular green.

e Church as the dominant landmark, elevated and visually connected to
surrounding lanes and farmsteads.

e Later 20th-century infill present but secondary to the historic
settlement pattern.
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35 Lanes, footpaths and verges

Rural lane character with sunken lanes, grassed verges, minimal
kerbing, and a soft. green environment.

Historic grass verges retain traditional use, including former wells;
wide verges suggest drovers’ routes.

Informal pedestrian access via footpaths separated by grass banks and
stone steps.

Simple surfacing: tarmac roads with raised tarmac or blue brick
footpaths, reflecting incremental change.

Limited kerbing, mostly absent except at key junctions and landmarks.

Historic footpath network links the church, manors, fishponds, and
fields, offering framed or seasonal views.

Trees, hedges, and green space

Mature trees throughout the village, including churchyard, Rowarth
House, private gardens and historic farmsteads.

Orchard remnants and designed plantings around major houses
reinforce rural character and status.

Field and verge trees punctuate open farmland and historic routes.

Hedgerows define approaches, field boundaries, support land stability,
and frame views, sensitive to loss or poor management.

Small greens and verges provide visual relief and transitions within the
village.

Principal open spaces include the churchyard, manor grounds, historic
house settings, surrounding fields, and the cricket ground.

Fields, meadows, watercourses and open countryside maintain historic
landscape connections and reinforce the village’s rural setting.

Overall landscape integrates buildings, gardens, verges, hedgerows,
and pasture within the wider rural / agricultural context.
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lronstone walls dominate, typically 1-1.5 m high, forming a key element
of character; taller, formal walls (up to 2 m) define principal houses.

Church and churchyard walls are low, often retaining sloping ground,
a common feature throughout the village.

Stone cappings vary: vertical, flat, toothed, or mortar, marking
location and function.

Hedging and mature trees complement walls, notably along Hornton
Lane.

Railings and fencing around watercourses (mill race, Horley Brook)
reinforce historic context.

Historic boundary details include estate railings, timber post-and-rail
fencing, and remnants of old timber fences.

High-quality gates and piers (Manor House, Horley L odge, Rowarth
House) and traditional timber/metal gates reinforce the rural, historic
character.

Land Use

Agricultural character dominates, with historic farms and surrounding
farmland closely linked to the village.

Active farms maintain functional and visual connections to the rural
setting.

Farm consolidation and conversions have created fragmented
landholdings,; sensitive conversions retain scale and form.

Predominantly residential, with limited non-domestic uses: church,
pub, Old School Hall, cricket pavilion, and Old Forge.

Open farmland, especially west of the village, is integral to historic and
visual setting.

Historic water and industry features include Horley Brook, mill race,
leats, and medieval fish ponds.

Archaeological remnants (Town Gore) and well-preserved ridge and
furrow fields contribute to the historic landscape.
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Clear hierarchy: tallest and most prominent is St Etheldreda’s Church.

Principal buildings include the Manor Houses and Horley House,
notable for scale, massing, and quality.

Secondary buildings include The Lawn, Rowarth House, Clump House,
the Chapel, pub, and farmhouses.

The majority of other buildings are modest two-storey dwellings with
low ceilings, steep roofs, occasional cock-lofts, and some cellars.

Construction and Materials

Predominantly vernacular 17th-19th century buildings, evidenced by
datestones and historic rainwater goods.

lronstone is the principal material, providing strong local character;
red brick used for chimneys, outbuildings, and walls; limited render or
painted masonry.

Chimneys mostly red brick, some early ironstone survive.

Roofs: originally long straw thatch, surviving thatch remains on few
buildings; now mainly Welsh slate, with some Stonesfield slate, red
clay tiles, and corrugated metal: concrete tiles are unsympathetic.

Windows: mainly 18th-19th century timber casements; some mullioned
and leaded lights survive, including diamond, square, crown glass, and
wrought iron details; weavers’ windows and small oval windows add
variety.

Doors: mostly timber planked or panelled, generally painted: some
historic oak or panelled doors survive.

Key Views and Setting of the Conservation Area

Topography and historic landscape features underpin the setting and
long views of the village.

The church tower is the dominant landmark, visible from most
approaches.

Principal historic houses are prominent in mid- and long-distance
views within the rural landscape.
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4.16

o The village is well integrated with its countryside setting, framed by
trees, hedgerows and rolling landform.

e Fastern and southern approaches provide panoramic and sequential
views from PRoWs and the B47100.

e Northern approach is enclosed, opening near Clump Lane where
buildings frame outward views.

o Western views reinforce the agricultural character through views of
the church, manors and ridge and furrow fields.

e The Square is a key visual focus, defined by wide verges and landmark
buildings.

e Sunken Hornton Lane creates strong framed views towards the
church.

o [Little Lane and Church Lane provide intimate, sequential views linking
key historic buildings.

e Open land around the church and to the north-west allows wider views
into the surrounding countryside.

Key contributors to the significance of Horley Conservation Area include the
retention and legibility of its historic settlement pattern, vernacular
architecture, and rural setting. The village retains a legible historic core
around the church and former village green (‘'The Square’), with ribbon
development along Hornton and Wroxton Lanes and a network of other lanes
and footpaths linking key buildings, farms, and fields. The conservation area’s
special character and appearance is predominantly defined by the use of
ironstone as the principal building material, traditional roofing, sunken lanes,
wide grass verges, the open churchyard and numerous mature trees.
Together, these help to reinforce the designations rural village character.
Landmark buildings, including the Grade | listed St Etheldreda’s Church (NHLE
1216504), the Grade II* listed Manor House (NHLE 1216542), Grade Il listed
Bramshill Manor (NHLE 1287638) and non-designated, Horley House, and The
Lawn (as examples), create a clear visual hierarchy within the village. Open
spaces, historic farmland, ridge and furrow fields and hedgerows also
maintain a strong connection between the village and the wider rural /
agricultural landscape, helping to illustrate the settlement’s evolution.

The immediate environs of Horley Conservation Area make a considerable
positive contribution to its special character and appearance by providing an
historic rural / agricultural setting that reinforces the village's historic core.
The settlement is set within an undulating landscape of ridge-and-furrow
fields, pastures, and hedgerows, which reflect a long period of agricultural use
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419

and form a key component of its historic context. Watercourses, including
Horley Brook, Sor Brook, the mill race, and medieval fishponds, further
illustrate the village’s historic economy and provide distinctive visual features
that help define its immediate landscape setting.

However, the relatively enclosed character of the settlement core created by
narrow lanes and closely spaced buildings limits outward views to the wider
landscape. As a result, many of the major views identified in the HCAA are
focused within and around the village core and along the main through routes.
Beyond the village and its immediate setting, the wider undulating landscape
is characterised by open agricultural fields, mature trees, woodland blocks,
and hedgerows. The site lies c. 735m south-east of the conservation area
boundary at its closest point and comprises a small component of this broader
rural / agricultural context. Although situated on higher ground, the site’s
distance from the conservation area, combined with local topography,
vegetation, and built development, substantially limits visual links between the
two and is not readily experienced as part of the conservation area’s setting.
Furthermore, the village of Horley does not appear on the 1828 estate map
(Figure 5), being located within a separate parish, and there is similarly no
tithe mapping relating either to Horley or to the site. As a result, there is no
documentary evidence to suggest any historic ownership, functional, or
associative relationship between the site and those buildings contained within
the conservation area. For these reasons, the site is not considered to make a
material contribution to the setting, significance, or special character and
appearance of the conservation area as a whole.

Potential Impact of Development Proposal

It is acknowledged that the site forms a small part of the conservation area’s
wider rural / agricultural context to the south-east. However, due to the local
topography, intervening built form, vegetation and the distance between the
site and conservation area, the site is considered to be beyond the immediate
setting of the designation. The immediate setting of the designation is
considered to make a considerable positive contribution to its special
character and appearance through the provision of a historic rural /
agricultural context which directly reinforces the village’s historic core and
allows for an understanding of the settlements evolution based around an
agrarian economy. For these reasons, whilst the proposed development will
represent a change within the wider rural / agricultural context of the
conservation area, it is not considered that this change will impact the setting
of the conservation area or harm its significance and special character and
appearance as a whole.

Hanwell Conservation Area

Hanwell Conservation Area is located c. 370m north-east of the site boundary
and encompasses much of the built form along the flanks of Main Street and
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Church Lane in the village of Hanwell. The designation covers an area of c. 34
ha and contains several designated and non-designated bult heritage assets,
including the Grade | listed Church of St Peter (NHLE 1216364) and Grade II*
listed Hanwell Castle (NHLE 1287674). The southeastern area of the
conservation area is characterised by mature woodland and parkland that
formed part of the castle grounds.

Hanwell Conservation Area Appraisal (HanCAA) was published in 2007 and
describes in detail key features that are considered to contribute to the
special character and appearance of the designation. The HanCAA divides the
designation into three distinct character areas. These include “ Village ends”,
covering the western and northeastern areas of the village. “Historic core”,
covering much of the built form and open space along the flanks of Church
Lane and Main Street including the Grade | listed Church of St Peter (NHLE
1216364). Hanwell Castle and grounds”, covering the Grade II* listed Hanwell
Castle (NHLE 1287674) and its associated grounds and parkland.

A summary of the key features for each character area is outlined below:

Village Ends character area

Land Use:
Predominantly residential, with limited community uses including the Village
Hall and the Moon and Sixpence public house.

Street Pattern:

Linear development along the winding Main Street, sloping eastwards, with
buildings generally set back and small cul-de-sacs and farm tracks providing
secondary access.

Buildings age, type and style:

Varied mix of ages and styles, with older buildings near the village centre and
predominantly 19th-20th-century development towards the west. Both areas
include farm building conversions and vernacular-inspired modern
development.

Scale and Massing:
Mainly one- and two-storey detached and semi-detached dwellings, with
larger plots at the west end and limited terraced housing.

Construction and Materials:
lronstone rubble predominates, with terracotta detailing, concrete tile and
Welsh slate roofs, occasional thatch, and timber cladding to the Village Hall.

Means of Enclosure / Trees, hedges, verges and open spaces:
Stone walls, hedges, grass verges, and mature trees define boundaries and
within the street scene, reinforcing the designation’s rural character.
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Features of Special Interest:
This area has a social history interest but little of note in terms of architectural
or historical importance.

Carriageway, pavements, footpaths:
Largely modern tarmac surfaces throughout, with no historic paving.

Key Views:

Attractive, sequential views along the curving Main Street. To the west there
are vistas across the surrounding landscape from the conservation area
boundary.

Historic Core character area

Land Use:
Predominantly residential, with the Grade [ listed St Peter’s Church as the only
non-residential use.

Street Pattern:
Main Street curves around the castle grounds, reinforcing estate influence;
Church Lane branches south-east.

Buildings age, type and style:

Core of the village’s oldest development with predominantly 17th-18th
century vernacular buildings. All listed buildings (excluding the castle) are
located here, including the Grade | listed St Peter’s Church. Development
historically focused around the village spring.

Scale and massing:
Mainly two to two-and-a-half storey detached houses in prominent, elevated
positions, with limited semi-detached and terraced forms.

Construction and Materials:

Predominantly ironstone (coursed, squared, and ashlar), with clay tile, Welsh
slate, and limited thatch roofs; red brick used mainly for outbuildings.
Architectural detailing reflects the historic status of buildings.

Means of Enclosure / Trees, hedges, verges and open spaces:

Low stone retaining walls, well-kept front gardens, a central green bank, un-
edged verges, and numerous mature trees (Rectory, churchyard, and castle
grounds) create enclosure and a strong historic character.

Features of Special interest:
This area includes the village spring, a key historic feature that, together with
the historic core and castle grounds, clearly expresses the form and origins of
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the settlement. The area also contains smaller details of interest, such as the
carved stone cross reused in the Old School wall.

Carriageway, pavements, footpaths:

Predominantly modern surfacing, with surviving historic elements including
stone kerbs, Hornton stone paving, remnants of stone paths, and a gravestone
stile.

Key Views:

Undulating topography and winding streets create a sequence of enclosed,
picturesque views, particularly around the spring, along Main Street, and
towards St Peter’s Church and the castle with a backdrop of open countryside.

Hanwell Castle character area

Land Use:

Castle is the only building; grounds dominate and have shaped village growth
to the westwards and eastwards. Access is via a private drive and the castle is
not visible from Main Street.

Building type, style and scale:
Three-storey Tudor brick tower with surviving south wing,; mostly renovated in
1902. Early stone mullioned windows and oriel details survive.

Construction and Materials:
Brick (including blue diaper pattern), coursed ironstone, stone slate roofs. The
building is one of the first brick buildings in Oxfordshire.

Means of enclosure:
Up to 2m high ironstone ashlar walls with some drops into the castle grounds
from the churchyard.

Trees, hedges, verges, open spaces
Extensive historic landscaping, ponds, spring, woodland and mature trees
influence the village character.

Carriageway, pavements, footpaths:
Tarmacadam driveway with grass edges,; unsurfaced footpaths along east and
west boundaries.

Key Views:

Significant views from the Old Rectory and St Peter’s Church; deflected
driveway views, grounds and walls largely restrict public views. Picturesque
vistas across grounds; distant views to north-east Banbury and urban
extension along the northern fringe of the town when viewing from the
southern edge of the conservation area.
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The significance of Hanwell Conservation Area derives primarily from the
architectural and historic interest of the built heritage assets it contains,
including both designated and non-designated buildings and structures.
These include assets of the highest designation including the Grade | listed
Church of St Peter (NHLE 1216364) and Grade I1* listed Hanwell Castle (NHLE
1287674). These assets along with several Grade Il listed buildings and
structures located within the designation collectively reflect the historic
evolution of the settlement illustrating key phases of development from its
medieval core through 18t and 19th-century expansion and later post-war
infilling. The designation’s special character and appearance is also informed
by the legibility of its spatial arrangement and morphology which include
street patterns, dwelling plots, and thoroughfares. While post-war
development and infilling, particularly on the western and northeastern
fringes of the settlement have eroded some of this historic character,
reducing the dispersed nature of historic plots and partially enclosing more
open views, the underlying settlement pattern and its historic connection with
surrounding rural land remains legible. This is relationship to the immediate
rural / agricultural landscape is most evident when approaching Hanwell from
the east along Hanwell Lane and from the west along Main Street. The
combination of historic streetscapes, plot patterns, and visual connections to
the immediate rural landscape help to reinforce the status of key heritage
asset within the designation.

The immediate setting of Hanwell Conservation Area is considered to make a
positive contribution to its significance through its predominantly open rural /
agricultural character. The conservation area is surrounded to the north, east,
south and west by open field parcels, defined by mature hedgerows and tree
belts, which reflect the historic agricultural origins of the village. This
landscape provides a clear physical and visual separation between Hanwell
and surrounding development, reinforcing the village’s identity as a distinct
rural settlement. Although this immediate setting is relatively open, views out
of the conservation area to this wider landscape is relatively constrained. This
is due to the enclosed nature of the designation created by the dense
woodland which forms part of Hanwell Castle’s parkland, the close proximity
of the built form within the village and the narrow lanes that run through its
centre. The local topography further influences the setting of the conservation
area, with the land falling away to the east. As a result, views from within the
core of the designation, as well as from several key designated heritage
assets, namely the Grade | listed Church of St Peter and Grade Il * listed
Hanwell Castle, are limited due to their downslope position. This
topographical change contributes to a sense of enclosure and containment,
shaping how the conservation area and its setting are experienced.

The site is located c. 370m south-west of the conservation area boundary at
its closest point and comprises a small component of its broader rural /
agricultural context. Although situated on marginally higher ground, the site’s
distance from the conservation area, combined with local topography,
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4.27

vegetation, and built development there are no meaningful visual links
between the two and the site is not readily experienced as part of the
conservation area’s immediate setting. As with the village of Horley, there is
no tithe mapping that covers Hanwell nor does it appear on the 1828 estate
map (Figure 5), due to its location in a separate parish. As a result, there is no
documentary evidence to suggest any historic ownership, functional, or
associative relationship between the site and those buildings contained within
the conservation area. For these reasons, whilst it is acknowledged that the
site form a small part of the conservation area’s wider rural / agricultural
context, it is not considered to make a material contribution to the setting,
significance, or special character and appearance of the conservation area as
a whole.

Potential Impact of Development Proposal

It is acknowledged that the site forms a small part of Hanwell Conservation
Area’s wider rural / agricultural context to the south-west. However, due to the
local topography, intervening built form, vegetation and the distance between
the site and conservation area, the site is considered to be beyond the
immediate setting of the designation, sharing limited to no visual connection.

It is the immediate setting of the designation that is considered to make a
considerable positive contribution to its special character and appearance
through the provision of a historic rural / agricultural context which directly
reinforces the village’s historic core and allows for an understanding of the
settlements morphology and historic economic evolution. For these reasons,
whilst the proposed development would represent a change within the wider
rural / agricultural context of the conservation area, it is not considered that
this change will harm the significance of the conservation area or those
designated and non-designated built heritage assets contained within it.

It should also be noted that the parcel of land to the east of the site and to the
south-west of the conservation area was granted outline planning permission
for up to 170 dwellings in July 2024. The implementation of this consent would
further reduce any potential visual or perceptual relationship between the site
and the conservation area, thereby limiting any visual connection that might
otherwise exist between them.
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5.0

5.1

5.2

5.3

5.4

Summary and Conclusions

In summary, the proposal is compliant with the relevant heritage paragraphs
contained in Section 16 of the NPPF 2024 and relevant local heritage policies.

There are no designated or non-designated built heritage assets located
within the site boundary. Within the wider landscape, there are several
designated heritage assets that have the potential to be impacted by the
proposed development. These include:

e Gradel Listed St Etheldredas Church (NHLE 1216504)
e Horley Conservation Area
e Hanwell Conservation Area

The assessment has concluded that the proposed development would not
harm the significance of the Grade | listed St Etheldreda’s Church. Its
significance derives from its architectural and historic special interest, the
immediate churchyard setting and its historic relationships with nearby
heritage assets, all of which would remain unaffected. The site lies within the
church’s wider, more distant rural context and is considered to make a neutral
contribution to its significance due to limited intervisibility and lack of historic
association.

In relation to Horley Conservation Area and Hanwell Conservation Area, the
assessment acknowledges that the site forms a small part of the designations’
wider rural / agricultural context. However, it is their immediate setting that is
considered to make a significant positive contribution to their special
character and appearance through the provision of a historic rural setting,
which reinforces the village’s historic core and allows for an understanding of
the settlements morphology and historic economic evolution. For these
reasons, whilst the proposed development would represent a change within
the wider rural / agricultural context of the conservation areas, it is not
considered that this change will have an impact on their setting or harm the
significance of either designation or those built heritage assets contained
within them.
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Figure 9: 1980 1:10,000 Ordnance Survey Map
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Figure 10: 1995 1:10,000 Ordnance Survey Map
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Figure 11: 2006 1:10,000 Ordnance Survey Map
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Figure 12: 2025 1:10,000 Ordnance Survey Map
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Figure 13: 2025 Google Earth Image
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