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1.1.7

Introduction

Savills is instructed by Trinity College (herein ‘the College’) to submit an outline planning application,
with all matters reserved except access to Cherwell District Council (herein ‘the Council’). The
description of development is as follows:

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. All matters
reserved except for access.

This Planning Statement provides a detailed overview of the proposed development and its context.
It identifies the relevant policies within the Development Plan, considers other material factors such
as the National Planning Policy Framework (NPPF), and evaluates the proposal in accordance with
section 38(6) of the Planning and Compulsory Purchase Act 2004 (as Amended).

The application is accompanied by a comprehensive collection of technical design reports that
assess the site’s suitability for the proposed development. Summaries of these documents are
included within this Planning Statement to demonstrate compliance with the relevant planning
policies. For a complete understanding of the proposals, each supporting report should be read in
full.

Cherwell District Council's most recent Annual Monitoring Report (December 2025) confirms that
the district can currently demonstrate only 3.1 years of deliverable housing land supply for the period
2024-2029. In line with the NPPF, where a local planning authority cannot demonstrate a five-year
supply of deliverable housing sites, the ‘tilted balance’ set out in paragraph 11(d) is engaged.

In addition, several policies within the adopted Cherwell Local Plan 2011-2031 and the saved
policies of the Cherwell Local Plan 1996 are now more than five years old and should be considered
out of date. In particular, policies that seek to restrict development beyond settlement boundaries
and protect the countryside are inconsistent with the objectives of the NPPF. These policies adopt
a more restrictive approach that does not fully reflect the NPPF’s emphasis on sustainable
development. As a result, they should be afforded reduced weight in the planning balance.

Under the NPPF’s tilted balance approach, planning permission should be granted unless the
adverse impacts of the development would significantly and demonstrably outweigh its benefits
when assessed using the approach set out in paragraph 11 d) ii) against the policies of the
framework as a whole. Given the pressing need for housing, particularly affordable housing, the
benefits of the scheme should carry substantial weight. This Planning Statement demonstrates that
these benefits outweigh any potential impacts, and therefore planning permission should be granted.

The table below shows the reports submitted as part of this planning application.

Table 1: Technical Reports
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Title Author

Application Forms & Certificates Savills

Design and Access Statement (DAS) Savills Urban Design Studio

Ecological Impact Assessment Ecology by Design

Biodiversity Net Gain Metric Ecology by Design

Breeding Bird Survey MKA Ecology

Agricultural Land Classification and Considerations Kernon Countryside Consultants Limited
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Air Quality Assessment
Noise Impact Assessment

Heritage Statement

Archaeology Desk-Based Assessment

Geophysical Survey
Flood Risk Assessment

Sustainable Drainage Statement

Phase 1 Geo-Environmental Desk Study and

Infiltration Testing Report
Lighting Impact Assessment
Landscape and Visual Appraisal
Utilities and Services Appraisal
Transport Assessment

Travel Plan

Arboricultural Impact Assessment

Outline Energy and Sustainability Statement

Health Impact Assessment

Topographical Survey

BWB Consulting

BWB Consulting

Orion Heritage Ltd

Thames Valley Archaeological Services
Thames Valley Archaeological Services
BWB Consulting

BWB Consulting

Listers Geotechnics

MEC

HDA

Odyssey

Paul Basham Associates
Paul Basham Associates
Tree Frontiers

Savills

Savills

MK Surveys

The proposal is also supported by a number of plans. As this is an outline planning application with

all matters reserved except for access, plans for approval only relate to access as set out in Table

2.

Table 2: Plans submitted to support the outline planning application

Title
Location Plan

Site Access Design and
Visibility Splays (Appendix D of
Transport Assessment)

Site Access Vehicle Tracking
(Appendix E of Transport
Assessment)

Emergency Vehicle Access and
Shared Footway/Cycleway
Design and Tracking (Appendix
G of Transport Assessment)

1.1.9

Author
Savills

Paul Basham
Associates

Paul Basham
Associates

Paul Basham
Associates

Reference Status
RLO1B

537.0006-0001 P02

For approval

For approval
537.0006-0002 P01

For approval

537.0006-0003 P01 For approval

Landscaping, layout, appearance and scale are matters not for approval at this stage. The following

illustrative material is submitted to aid the decision maker and demonstrates how the site could look

if it were to be developed.

savills.com
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Table 3: lllustrative material submitted to support the outline planning application

Title

Pedestrian/Cycle Connectivity
Plan Options (Appendix H of
Transport Assessment)

Framework Masterplan

lllustrative Green Infrastructure
Strategy

lllustrative Drainage Strategy
(Appendix 6 of Sustainable
Drainage Statement)

savills.com

Author

Paul
Basham
Associates

Savills
HDA

BWB

Reference
537.0006-0004 P02

SK04A

748.6 / 06A

255710-BWB-ZZ-XX-D-
0200 P02

Status

Indicative

Illustrative

Illustrative

Illustrative
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2. Site Location, Description, Context

and Planning History

2.1 Site Location

2.1.1 The site comprises an area of approximately 11.12 hectares of land, within the jurisdiction of
Cherwell District Council (CDC), hereafter known as the ‘Local Planning Authority’ (LPA). The site
lies to the west of Warwick Road (B4100) and approximately 3.5km north-west of Banbury Town

Centre and approximately 700m southwest of Village of Hanwell.

2.1.2 An extract of the Site Location Plan is provided below with annotations to explain the different

elements included within the red line.
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Figure 1: Site Location Plan by Savills (drawing reference RLO1B) with annotations showing the location of the different

elements of the proposal.
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2.2

221

Site Description

The proposed Site is formed of two parcels of land, that together form part of a wider agricultural
field. The main site is relatively level, however, the wider land holding slopes gradually towards the
Sor Brook. The land is currently in agricultural use, most recently managed for arable production.
The precise location of the site is shown in Figure 1, with Figure 2 illustrating the site in relation to
the surrounding landscape area.

Approved Outline

; J ' 4| Application for 170
The Site ; e Gwellings

23/00853/0UT

Consented
scheme for 320
dwellings
22/02357/REM

Figure 2: Location of the Site in the Context of nearby consented development schemes

222

223

224

225

savills.com 7

The site is bound by an area of scrubland along the majority of the eastern boundary which lies
between the site itself and Warwick Road. The scrubland and trees are under Highways ownership.
There is an agricultural access into the site to the north of this scrubland.

Both Parcels are recorded to contain Grade 2 and Subgrade 3a agricultural land. Therefore, the Site
contains best and most versatile (BMV) agricultural land. Arable agricultural land extends to the
north and west of the site. The land to the west is within the College’s ownership.

The Environment Agency’s ‘Flood Map for Planning’ shows the site to be located entirely within flood
zone 1; an area with a low probability of river or sea flooding. The Environment Agency’s Flood Map
confirms that the entire site lies within Flood Zone 1, representing land at the lowest probability of
fluvial or tidal flooding. In relation to surface water, the Flood Map shows a localised area of low to
high surface water flood risk along the site’s eastern boundary, including near the existing access
from Warwick Road.

The site does not lie within or close to any statutory ecological designations, such as a SAC or SSSI.
The site does not form part of a statutory landscape designation.
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The closest listed buildings to the site are clustered around St Peter’s Church in Hanwell. These
listed buildings include Grade | Listed Church of St Peter, Grade II* Listed Hanwell Castle, and
Grade Il Listed Chest Tomb dated 1676 to Mrs Elizabeth Hidd, amongst others. However, these
listed buildings are located approximately 580 metres northeast of the site and will be separated
from the site by the consented development for 170 dwellings to the east (application reference
23/00853/0OUT).

The site does not list within a conservation area, however Hanwell Conservation Area is circa 1km
to the north east of the site and Horley Conservation Area is circa 2km to the north west.

A Public Right of Way (Footpath 191/5/10) is located to the west of the site.

Site Context

The site lies in the Northern part of Banbury, Oxfordshire. Banbury is the largest town in Cherwell
District, and contains a wide range of shops, services, employment, and transport opportunities.
Banbury is identified alongside Bicester as a suitable for development in the Cherwell local plan part
1 to ensure a sustainable pattern of development.

The site is circa 3km from the centre of Banbury as the crow flies, which equates to circa 3.8km
walking/ cycling distance. The nearest bus stop is located circa 300m south of the site on Nickling
Road and provides a frequent bus service to Banbury town centre, Banbury bus station and Gateway
retail park (Service B9). Banbury railway station can also be reached in 32 minutes via a 19 minute
bus journey and 13 minute walk (8 minutes to bus stop and 5 minutes to railway station). Banbury
railway station could also be reached via a 16 minute cycle.

Banbury has the largest proportion of employment in the District. The Local Plan Part 1 2031
allocated approximately 60 hectares of employment land at Banbury, most of which has now been
developed. This included employment land around Junction 11 of the M40. There are numerous
employment sites within 20 minutes cycle of the site and that can be accessed via the B9 bus
service. This includes employment around Southam Road and Ermont Way.

The site known as ‘Roman Fields’ is located immediately to the south of the Site. The College
secured outline planning permission for 320 dwellings at this site under application reference
18/01882/OUT. Vistry later secured reserved matters consent in 2022 under application reference
22/02357/REM. The site is currently under construction.

Land on the opposite side of Warwick Road has outline planning consent for 170 dwellings, the
proposed development was allowed at appeal under 23/00853/OUT (Appeal Ref:
APP/C3105/W/24/3338211) in July 2024. A reserved matters application was submitted in
September 2025 and is currently awaiting determination under application reference
25/02285/REM.

Planning History

A Screening Request was submitted to the LPA on 8" December 2025 accompanied by a Location
Plan and EIA Screening Report. The request related to a new residential development proposal of
up to 220 dwellings and associated infrastructure on an area of approximately 13.57ha of agricultural
land. Note both the total number of dwellings and site area have been reduced since this request.

The LPA provided a response to the Screening Request on 6% January 2026 (reference
25/03183/S0). The response confirmed the LPA considers that the development will not have such
a significant environmental impact as set out in the EIA Regulations and is therefore not EIA
Development.
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24.3 Table 4 provides a summary of nearby planning applications.

Table 4: Summary of Relevant Planning Applications

Site Name Planning Description of Development Decision Relationship to
Application the Site ‘Land
Reference West of
Warwick Road’
Land For 18/01882/OUT OUTLINE: Residential Approved — Immediately to
Proposed development, comprising the 17 Jan 2020 the south
Development At erection of up to 320 dwellings
Drayton Lodge including affordable housing,
Farmhouse together with a local centre of
Warwick Road 0.5ha (providing retail and
Banbury community facilities),

landscaping, public open space,
playing fields, allotments, access
and associated infrastructure.

22/02357/REM Reserved Matters approval for Approved —
320 dwellings together with 26 May 2023
landscaping, public open space,
playing fields, allotments, and
associated infrastructure
pursuant to Planning Permission
22/00487/F. The outline planning
application was not EIA
development.

Land East of 23/00853/OUT Outline application for up to 170 Allowed at Opposite side of
Warwick Road dwellings (Use Class C3) with appeal — 29 Warwick Road

associated open space and Jul 2024

vehicular access off Warwick

Road, Banbury; Al matters

reserved except for access. The

reserved matters application for

this site has been submitted.

25/02285/REM  Application for the approval of Awaiting
reserved matters (layout, scale, Determination
appearance and landscaping)
pursuant to outline planning
permission Ref: 23/00853/OUT
(APP/C3105/W/24/3338211) for
170 homes, public open space,
landscaping, SuDS, pumping
station and all associated
ancillary works and Discharge of
Conditions 5 (CEMP), 6 (drainage
strategy), 8 (Arboricultural
Method Statement), 10
(Landscape and  Ecological
Management Plan), 11 (Habitat
Management Plan), 12 (energy

savills
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Land Off
Warwick Road
North Of
Hanwell Fields

savills.com

12/01789/0UT

15/00462/REM

15/01589/REM

strategy) and 16 (intrusive
contamination investigation)

Outline application for up to 350
dwellings, together with new
vehicular access from Warwick
Road and associated open space

Reserved Matters to outline
application 12/01789/0UT - 118
dwellings together with new
vehicular access from Warwick
Road and associated open space
(Phase 1)

Reserved Matters application for
210 dwellings dealing with
appearance, landscaping, layout
and scale (this development
forming the 2nd phase of
development which received
Outline permission under
12/01789/0UT)

10

Approved — 2 South East of the
Sept 2014 Site

Approved —
13 Nov 2015

Approved —
14 Nov 2018
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3.2

3.2.1

3.2.2
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Proposed Development

This planning application seeks outline planning permission for residential development with all
matters reserved except for access. A full description of development is below:

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. All matters reserved except for access.

The proposal comprises the following elements;
e Provision of up to 200 dwellings

e At least 30% affordable housing (of which 70% will be affordable rent, and 30% shared
ownership)

o New vehicular access in the form of a priority junction along Warwick Road, approximately
in the location of the existing agricultural access. The access will include a 3m shared
footway/cycleway on the southern side;

e A new emergency / pedestrian and cycle access to Warwick Road approximately 200m
south of the main site access;

e Shared footway/cycleways and pedestrian crossing infrastructure to connect into the
existing pedestrian infrastructure along Warwick Road;

e A new connection to the Public Right of Way network;

e Pedestrian and cycle connections to link the site with the Roman Fields development to the
south;

e Around 3.50 hectares of public open space, including a local area of play (LAP) / natural
play spaces, local equipped area of play (LEAP), neighbourhood equipped area of play
(NEAP), allotments / community garden or orchard linking existing green infrastructure into
the site, amenity green spaces and natural / semi-natural open spaces;

e Provision of at least 10% biodiversity net gain through biodiversity enhancements on site.

This application is made in outline therefore appearance, landscaping, layout and scale are to be
considered through reserved matters applications. Access is proposed for consideration in detail at
this stage.

The accompanying Design and Access Statement provides further details of the proposals.

Housing

The development proposed is for up to 200 homes. 30% affordable housing will be provided as part
of the development. This includes both affordable rent (70%) and shared ownership (30%) in
accordance with Policy BSC3. Affordable housing will be legally secured through a Section 106
Agreement as part of planning consent.

The housing mix for the affordable housing can be agreed with the housing officer during the
application determination and secured through the Section 106 Agreement. The market housing mix
will be agreed at the reserved matters stage.
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3.3

3.3.1

3.3.2

3.3.3

3.34

3.3.5
3.3.6

3.4

3.4.1

3.4.2

3.4.3
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The proposed 200 dwellings are on approximately 5.7 hectares of developable land. This results in
a density of 35 dwellings per hectare, reflecting the density of existing housing in the area and
exceeding the minimum density for residential development set by Policy BSC2 of the Local Plan
Part 1.

Access and Parking

The primary access into the site will be provided from Warwick Road along the eastern boundary of
the site. The existing agricultural access will be widened to form a 6m wide bellmouth with 10m radii
and a 3m wide shared/footway on the southern side. The visibility splays are provided in accordance
with recorded vehicular speeds and will be delivered within the public highway and land under the
control of applicant. The access has been designed in accordance with the guidance set out in
OCC’s Street Design Guide.

A tracking exercise has been carried out, which ensures that the access is suitable for refuse
vehicles.

The shared footway/cycleway at the main vehicle access will continue onto the western side of
Warwick Road and extend south for approximately 120m before terminating. At this point, pedestrian
crossing infrastructure is proposed in the form of a refuge island equipped with dropped kerbs and
tactile pacing on both sides to navigate pedestrians onto the consented 3m wide shared
footway/cycleway to be delivered as part of the 23/00853/OUT application. This would then continue
south to connect into the existing pedestrian infrastructure along the eastern side of Warwick Road.

An emergency access will be provided in the southeastern corner of the site onto Warwick Road.
This access will also operate as a shared footway/cycleway which will also continue onto the western
side of Warwick Road and extend south before connecting to the infrastructure constructed as part
of the Roman Fields development (application 18/01882/0OUT).

A connection to the existing public right of way network is proposed to the west of the site.

Vehicle parking and cycle parking will be a matter to be determined as part of any reserved matters
application and will be in accordance with OCC parking standards. The parking strategy will include
on-plot, private garages and some on-street and rear court parking. All residential car parking will
be equipped with EV charging. Visitor/on-street parking will be predominantly on internal shared
streets.

Landscaping and Open Space

The proposed development has been landscape-led and has been informed by an assessment of
the surrounding landscape character and the visual effects of the proposed development.

All existing mature trees set within hedgerows on the site’s perimeters will be retained. Vegetation
losses would be restricted to the main vehicular access and the secondary pedestrian/emergency
access. The location of this secondary access was selected to limit the loss of trees required.

The existing site boundaries will be maintained and thickened by additional planting. A tree belt is
proposed within the north-eastern corner of the site in order to soften views of the extended
settlement edge when seen from the north off the Warwick Road. The site’s western boundary would
also be planting with a belt of native trees and scrub to provide a green, organic form to the edge of
the development. Together with native trees, shrubs and hedge planting within the site, the
landscape scheme will improve the connectivity of hedgerows, provide corridors for the movement
of wildlife and provide a vegetated settlement edge.
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344 The development will include 3 play areas, linked by a green corridor through the centre of the site.
The following areas of public open space have been incorporated into the Framework Masterplan
and lllustrative Green Infrastructure Strategy:

" Parks and gardens — 0.29ha;

] Amenity greenspace — 0.75ha;

] Natural/semi-natural greenspace — 0.95ha;

] Children’s play areas — 0.39ha;

. Allotments/orchard — 0.25ha; and

] Biodiversity net gain enhancement area 0.86ha.
3.4.5 The lllustrative Green Infrastructure Strategy shows the following landscape features:

. Tree planting;

" Native tree and scrub mix;

] Native hedge;

" Wildflower meadow;

] Amenity grassland;

] Wetland grass mix;

] Pond/swale with marginal planting

" Swales; and

Allotment/community orchard.

3.5 Drainage

3.5.1 An lllustrative Drainage Strategy is included at Appendix 6 of the Sustainable Drainage Statement.
Surface water runoff will be stored within various infiltration basins location across the site. Further
levels of treatment could be provided via swales, located through the centre of the proposed
development. In addition, permeable paving could be considered for private or shared driveways
and the location and use of these would be confirmed at the detailed design stage.

savills
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Consultation

This section of the Planning Statement sets out the consultation that was undertaken with Council
officers and local community which has informed the proposals.

Paragraph 131 of the NPPF notes the importance of effective engagement between applicants,
communities, local planning authorities and other interests throughout the planning and
development process. Paragraph 137 states that applications that can demonstrate early, proactive
and effective engagement with the community should be looked on more favourably than those that
cannot.

The College undertook pre-application engagement early on in the design process to ensure
feedback could be taken on board as the proposals were developed in line with the NPPF. In
addition, the College engaged with the wider community online and by hosting an in-person
consultation event as set out below.

Pre-application Meeting with Cherwell District Council

A pre-application submission was made to Cherwell District Council in April 2025 with respect to a
proposed residential development of around 220 dwellings with associated open space, biodiversity
enhancement, surface water drainage attenuation and access (reference 25/00899/PREAPP).

Following this, a meeting took place with representatives from Cherwell District Council, Savills and
the College on the 19t May 2025 on site and a pre-application report was prepared on behalf of
Cherwell District Council dated 28" May 2025.

The report confirmed that the Council cannot currently demonstrate a 5-year housing land supply
and Policy BSC1 of the Local Plan cannot be considered up to date. Policy PSD1 and paragraph
11(d) of the NPPF which set out the presumption in favour of sustainable development are therefore
engaged.

The Officer concluded that the pre-application submission had not demonstrated that the
development of the site as proposed would not cause significant adverse harm to the locality in
terms of landscape impact and intrusion into the open countryside and, have the ability to create a
sustainable and integrated, well-connected development with existing and committed built
development. The development of the site was therefore considered to be contrary to the
development plan in these respects.

This planning application has sought to address all of these matters to demonstrate that the
development is acceptable. A Landscape and Visual Appraisal has been submitted with the
application and the proposed masterplan has been landscape-led. The Framework Masterplan has
been informed by the surrounding development and pedestrian and cycle connections have been
included to ensure a well-connected sustainable development can be delivered.

The following table sets out how this application has addressed points raised at pre-application
stage:

Table 5: Summary of Pre-Application Comments and Applicant Response

Topic Pre-Application Comments Applicant Response

Highways The access position and vision splays will A separate pre-application enquiry
need to be assessed and agreed with OCC was made to the highways authority.
as local highway authority. The extent of This requested new ATC surveys and
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Design

savills.com

vegetation clearance necessary to create
the new access and required visibility
splays and the impact this would have on
the visual amenities of the countryside and
visual impact of the development in the
locality will need to be carefully assessed
through any subsequent submission.
Detailed plans will need to be provided to
illustrate this.

Access proposals for the site will also need
to include a crossing for integration of the
development with that consented on the
eastern side of Warwick Road and access
to bus stops and facilities on that side of
the road.

The submitted illustrative masterplan
shows a green buffer separating the site
and the Roman Fields development with
the potential of only a single point of
pedestrian access. This is poor planning
and poor urban design and would result in
two very distinct and separate parcels of
development which do not clearly relate to
one another.

If development on this site was to be
considered favourably, there must be far
better integration with the Vistry
development to the south and committed
development to the east and a clearer
commitment to Blue and Green
Infrastructure. It is therefore suggested
that should a subsequent planning
application be submitted the built form of
development should be moved closer to
the southern boundary to avoid duplicating
adjacent open space, with the
development  fronting this green
infrastructure buffer.

Design considerations pertinent to the site
include introducing additional public rights
of way, retain the rural character of tree-

15

justification as to why a ghost right
turning lane is not proposed. This
information is set out within the
Transport Assessment.

It is proposed that the existing
hedgerow boundary north of the
proposed site access would be
retained and this would be augmented
to its west by proposed planting of a
tree belt, to extend northwards the
existing belt of trees along the B4100,
as shown on the lllustrative Green
Infrastructure Strategy. The proposed
housing would be set back from this
corner, to follow similar offsets to
those proposed for the forthcoming
development to the east side of the
B4100.

The Transport Assessment sets out
options for new pedestrian
connectivity and crossing points along
Warwick Road which will provide
access to bus stops and facilities to
the south of the site.

A design rationale for extending the
green infrastructure network into the
site is included within Section 5 of the
DAS. This approach has also been
informed by ecological, arboricultural
and drainage considerations and
ensures a multi-functional green
corridor achieved that links into the
Roman Fields development.

Pedestrian and cycle connections are
proposed along the southern
boundary of the site, to the west to
connect into the western boundary of
the Roman Fields development and to
the east providing access to Warwick
Road. A crossing point is proposed on
Warwick Road to provide connectivity
with the committed site to the east of
Warwick Road. A strong Blue and
Green Infrastructure network is
proposed across the site as explained
in further detail within the DAS.

A new link to the public right of way
network is proposed to the west of the
Site.
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lined roads on the approach to Banbury,
use new planting to soften edges of the
development, integrating it where possible
with existing vegetation, respect views to
and the important setting of any landmark
buildings, such as Horley Church, and
retain and enhance existing planting and
woodland copses, such as that existing on
the eastern side of Warwick Road to
reinforce the physical/visual separation
with Hanwell village, the edge of which is
clearly visible from the site.

A landscape-led design approach has
been adopted. Existing green
infrastructure and ecological corridors
that consist of existing trees and
hedgerows are proposed to be
retained and enhanced where
possible.

The relationship with Hanwell and
Horley has also informed the
masterplan as explained within the
DAS.

Section 5 of the DAS provides further

4.2.7

4.2.8

4.3

4.3.1

4.3.2

information on Design Evolution.

As requested, this application is accompanied by a Landscape Visual Appraisal, Heritage
Assessment, Surface Water Drainage Strategy, Biodiversity Net Gain Assessment, Tree Survey,
Arboricultural Impact Assessment and Method Statement, lllustrative Green Infrastructure Strategy,
Agricultural Land Classification Report, Sustainability Statement and Health Impact Assessment.

These reports, alongside a Lighting Impact Assessment, also address matters raised in the EIA
Screening Request response letter (reference 25/03183/S0O).

Pre-Application with Highways Authority

A separate highways pre-application enquiry was submitted to Oxfordshire County Council as
Highways Authority. A meeting was held with officers on 9" July 2025 and a written response
followed.

The scope of the accompanying Transport Assessment was informed by this pre-application
response. The table below summaries key points raised at pre-application stage and how this
planning application has responded.

Table 6: Summary of Highways Pre-Application Comments and Applicant Response

Pre-Application Comments

Walking and cycling access is moderately well
established with connections to the existing
infrastructure at Nickling Road and further
south. The proposed 3m shared
footway/cycleway would provide valuable
connectivity if properly delivered and adopted.

Justification was requested as to why a ghost
right turning lane has not been proposed based
on the quantum of this development.

OCC required a new ATC survey to inform
visibility splays of the site access.

savills.com 16

Application Response

The accompanying Transport Assessment
includes two options for delivering a
footway/cycleway along Warwick Road (see
Appendix H). This work could be secured
through a S278 Agreement.

A ghost right turning lane is considered
unnecessary based on the distribution of
vehicle movements at the site access with the
majority turning left into the site. This is
explored further within the Transport
Assessment.

A 7-day ATC survey was conducted to establish
actual vehicle speeds along the site frontage.
This has informed the visibility splays for the
site access.
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4.4

OCC would also recommend that the applicant
commits to a TRO amendment which would
involve relocating the existing 60mph/40mph
speed limit north to cover both the proposed
site accesses.

A Stage 1 Road Safety Audit should be
submitted with the planning application.

A direct pedestrian connection from the
southeast corner of the development through to
Warwick Road is needed in order to minimise
walking distances to the Nickling Road bus
stop.

Provision should be made for buses to enter
this development.

Parking provision must comply with OCC
parking standards.

A separate emergency access should be
provided for a site of this size.

A continuous 3m shared footway/cycleway
must be delivered directly from the
development to the existing infrastructure along
Warwick Road,

A Residential Travel Plan is required.

Public Consultation

It is noted that as part of the consented
application for up to 170 dwellings at Land
East of Warwick Road (application reference:
23/00853/0OUT), it was proposed that the
speed limit change would be relocated 400m
to the north, which would result in the site
frontage being subject to a reduced 40mph
limit.

A Stage 1 Road Safety Audit has been
completed following approval by OCC. The
report is included within the Transport
Assessment.

A pedestrian/cycle access is proposed in the
southeast corner of the development which will
provide a more direct connection to the Nickling
Road bus stop and other nearby facilities. The
location of this connection has been informed
by arboricultural and ecological considerations.
A crossing point is also proposed.

Discussions with Stagecoach are ongoing
about the B9 bus service.

The application is outline and therefore details
of parking will be provided at reserved matters
stage, in accordance with OCC parking
standards.

It is anticipated that a planning condition will be
attached to the permission in relation to EV
charging.

An emergency access will be provided in the
southeastern corner of the site onto Warwick
Road. The emergency access will also provide
a shared footway/cycleway.

3m wide shared footway/cycleways are
proposed along Warwick Road. Details of these
proposals and associated crossing points are
provided within the Transport Assessment.

A Travel
application.

Plan accompanies this planning

4.41 The Applicant held a Public Consultation event on 6% January 2026 at the North Oxfordshire
Academy. A public consultation website was developed to inform residents about the proposals.
Leaflets were delivered on the w/c 15t December, which provided details of the event, the website
and how comments could be submitted. The website was live from December until the end of

January and the period for comments ran until 20" January, two weeks after the consultation event.

savills
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4.4.2 6 people attended the public consultation event and a total of 22 responses were received by
residents, either by email, the online feedback form or in hard copy form at the event. None of these
responses were supportive of new housing at Banbury. The table below sets out the issues raised
by the public comments, alongside the responses made on behalf of the applicant to address the
concerns. The most common theme of responses was about the lack of infrastructure to support

new houses.

Table 7: Summary of consultation responses received and Applicant response

Issues Raised

Increased housing and lack of
infrastructure.

Lack of NHS infrastructure

Housing type

Capacity of schools

Traffic and road capacity

savills.com

Applicant Response

The development will contribute to improving local
infrastructure through financial contributions to be secured
within a Section 106 Agreement.

This will be discussed with the relevant authority at the
application stage, which may include the requirement for a
financial contribution. The Health Impact Assessment identifies
core capacity at the Hightown Surgery in Banbury.

Respondents were asked to tick what type of homes they
thought are needed.

Six responses ticked affordable housing supporting the
provision of a policy compliant level of affordable housing at
the site.

30% of the dwellings are proposed as affordable housing in
line with planning policy. 70% will be for affordable/ social rent
and 30% will be shared ownership or another form of
intermediate housing. The exact mix of the affordable dwellings
will be agreed with the Council’'s Housing Officer.

Four responses ticked bungalows, there is potential for
bungalows to be proposed if there is a local need. This level of
detail would be developed at reserved matters stage.

This will be discussed with Oxfordshire County Council at the
application stage, and a financial contribution towards
education may be required.

It is anticipated that the application would make a financial
contribution to a new secondary school at Longford Park. This
would further help this project come forward. The site for a new
secondary school at Longford Park was included in the
adopted Cherwell Local Plan as part of policy area Banbury 12.
This site is at Bodicote and although this is not in close
proximity of the site, it could free up capacity at North
Oxfordshire Academy by more children in central and southern
Banbury going to the new school.

As part of the accompanying Transport Assessment, the trip
generation associated with the proposed development and
junction capacity modelling has been assessed. The impact of
the development on the local highway network is considered to
be minor in comparison to the existing scenario, and therefore
it is demonstrated that there are no highways grounds to
refuse the application.
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Impact on surrounding The relationship with surrounding villages has been considered
villages as part of the proposals, as demonstrated within the DAS,
Heritage Assessment and Landscape and Visual Appraisal.

savills
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Planning Policy and Context

Introduction

Section 38(6) of the Planning and Compulsory Purchase Act 2004 directs Local Planning Authorities
to determine planning applications in accordance with the policies of the Development Plan unless
material considerations indicate otherwise. Section 38(3) of the Act provides that the Development
Plan includes the “development plan documents (taken as a whole) which have been adopted or
approved in relation to that area”.

The adopted statutory Development for the Site comprises the following documents:

" Cherwell Local Plan 2011-2031 (Part 1) (Re-adopted on 19t December 2016);

" Cherwell Local Plan 2011-2031 (Part 1) Partial Review — Oxford’s Unmet Housing Need
(Adopted on 7 September 2020); and

. Adopted Cherwell Local Plan 1996 — Saved Policies.

Material considerations also include national policy, which is primarily expressed through the
National Planning Policy Framework (‘NPPF’) and national Planning Practice Guidance (PPG), the
Council's emerging Development Plan, as well as additional guidance produced by the Council in
the form of Supplementary Planning Documents (SPDs). These other material considerations are
set out below:

National Planning Policy and Guidance;

Cherwell Local Plan Review 2021-2042 (Dec. 2024);
Cherwell Residential Design Guide SPD;

Cherwell Developer Contributions SPD;

Cherwell Housing Strategy 2025-2030; and

Five Year Housing Land Supply.

The Adopted Development Plan

Cherwell Loal Plan 2011-2031 Part 1

The Local Plan Part 1 (LPP1) was formally adopted on 20t July 2015. The addition of Policy Bicester
13 meant that the Plan was re-adopted on 19" December 2016. Part 1 of the Local Plan only
allocated strategic sites, and Part 2 was due to allocate smaller sites, however it was not progressed
and has been replaced by the emerging Local Plan 2042. The key policies from Part 1 of the Local
Plan, in relation to the proposed development are discussed in more detail below.

Policy PSD1: Presumption in Favour of Sustainable Development

This policy mirrors paragraph 11 of the NPPF in that it requires that Council’s apply the presumption
in favour of sustainable development when considering planning applications. In terms of planning
applications that are in accordance with the policies of the Development Plan, it requires that they
be approved without delay, unless material considerations indicate otherwise.

Where there are no policies relevant to the Application or relevant policies are out of date at the time
of making the decisions then the council will grant permission unless material considerations indicate
otherwise — taking into account whether:

" Any adverse impacts of granting permission would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the NPPF taken as a whole; or
] Specific policies in the Framework indicate that development should be restricted.
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Policy BSC1: District Wide Housing Distribution

The policy details a requirement for 22,840 homes to be delivered between 1st April 2011 and 31t
March 2031. The table within the policy makes it clear that Banbury, along with Bicester, is key to
the delivery of these housing numbers as 32% of the total requirement for the District is due to be
delivered in this settlement.

Policy BSC3: Affordable Housing

This policy states that in Banbury, all residential development of 11 or more dwellings will be required
to provide at least 30% affordable housing on site. Of this, 70% will be expected to be
affordable/social rented and 30% intermediate affordable homes.

This policy specifies that the percentage requirement is dependent on the viability impact on the
proposal. Where it can be demonstrated that the level and mix of affordable housing required by
BSC3 would make the project unviable, negotiations may take place around the mix of affordable
housing, and the percentage provided, up to the point that the project becomes viable.

Policy BSC4:Housing Mix

This policy seeks to ensure that residential development comprises a mix of sizes that meet the
requirements of the community. Table 67 of the Oxfordshire Strategic Housing Market Assessment
(SHMA 2014) states that the following mix of homes on a development would be appropriate to meet
these needs. At the time that the LPP1 was adopted, the SHMA 2014 was the most up to date
evidence base upon which to base the affordable mix.

Table 8: Oxfordshire Strategic Housing Market Assessment (2014) estimated requirement for market and
affordable housing mix

1 Bed 2 bed 3 Bed 4 Bed
Market 6.2% 23.1% 46.2% 24.6%
Affordable 28.3% 31.0% 36.9% 3.7%

The SHMA 2014 is referenced in the explanatory text to the policy, however the policy itself does
not specify a specific source that must be used to inform the mix. The policy states that:

“The mix of housing will be negotiated having regard to the Council’s most up-to-date evidence on
housing need and available evidence from developers on local market conditions”

Therefore, proposals that do not accord with the SHMA 2014 mix, can still be justified on the basis
that it represents a sensible response to the market and affordable housing demand in that locality
would be acceptable.

Policy BSC11: Local Standards of Provision — Outdoor Recreation

The policy requires development proposals to accommodate a level of outdoor space proportionate
to the quantum of housing proposed. Table 7 of the LPP1 (The Local Standards of Provision —
Outdoor Recreation) is stated to be the generally accepted standard on the majority of sites.
However, the policy is clear that where it is not appropriate to meet the requirements on site, financial
contributions to new or existing facilities offsite can be made. The assessment of the proposals
against these requirements is at Section 6 of this Planning Statement.
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Policy INF1: Infrastructure

Developments will be required to demonstrate that their infrastructure requirements can be met. This
may be within existing capacity, through a financial contribution to increase capacity, or providing
that increased capacity directly.

Further policies of relevance are listed below:

Policy BSC9: Public Services and Utilities.

Policy BSC10: Open Space, Outdoor Sport and Recreation Provision
Policy BSC12: Indoor Sport, Recreation and Community Facilities
Policy ESD1: Mitigating to climate change

Policy ESD2: Energy Hierarchy and Allowable Solutions

Policy ESD3: Sustainable Construction

Policy ESD4: Decentralised Energy Systems

Policy ESDG6: Sustainable Flood Risk Management

Policy ESD7: Sustainable Drainage Systems

Policy ESD10: Protection and Enhancement of Biodiversity and the Natural Environment
Policy ESD13: Local Landscape Protection and Enhancement

Policy ESD15: The Character of the Built and Historic Environment
Policy ESD17: Green Infrastructure

Cherwell Local Plan 2011-2031 (Part 1) Partial Review — Oxford’s Unmet
Housing Need

The Partial Review of the Cherwell Local Plan 2011-2031 (Part 1) is part of the statutory
Development Plan for the district, and should be considered alongside the existing Local Plan. This
Partial Review was adopted on 7 September 2020.

Given the location of the site on the edge of Banbury, this document is not considered relevant to
this planning application.

Emerging Local Plan

Cherwell Local Plan Review 2042

CDC consulted on its Local Plan 2042 (Regulation 19) between December 2024 and February 2025
and submitted it for Independent Examination on 31st July 2025. The first week of Hearing Sessions
of the Examination of the Local Plan commenced on 17+February 2026.

Given its stage of preparation, the emerging Cherwell Local Plan 2042 should be treated as a
material consideration in planning decisions, particularly where proposals align with its objectives or
reflect its strategic priorities.

Whilst the policies currently attract limited weight, their weight is expected to increase as the Plan
progresses in accordance with paragraph 49 of the NPPF. Paragraph 49 of the NPPF states that
LPAs may give weight to relevant policies in emerging plans according to the stage of preparation
of the emerging plan, the extent to which there are unresolved objections to relevant policies, and
the degree of consistency of the relevant policies in the emerging plan to the NPPF.

Although not yet formally adopted, the emerging policies within the plan reflect the local authority’s
long-term strategy for development and land use.

The overall housing strategy within the emerging Cherwell Local Plan 2042 continues to emphasise
that Banbury and Bicester are key focal points for development. This strategic focus is outlined in
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draft Policy COM 1, which sets out the requirement for 20,042 homes to be delivered between 2020
and 2042, with significant allocations in Banbury and Bicester.

National Planning Policy Framework

The NPPF was updated in December 2024 and the subject of limited minor amendments in February
2025. The policy requirements of the NPPF form material considerations in the determination of
planning applications.

The NPPF confirms in Paragraph 7 that the overriding principle of the revised NPPF is to achieve
sustainable development.

Paragraph 8 states that there are three overarching objectives to achieving sustainable
development: economic, social and environmental.

Paragraph 11 states that a presumption in favour of sustainable development should apply to plan
making and decision taking. For decision-taking this means

“d) where there are no relevant development plan policies, or the policies which are most
important for determining the Application are out-of-date, granting permission unless...

...iI. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this framework taken as a whole”.

Footnote 8 states that out-of-date can include “situations where the local planning authority cannot
demonstrate a five year supply of deliverable housing sites”.

Section 8 of the NPPF relates to promoting healthy and safe communities. Paragraph 96 states
planning policies and decisions should aim to achieve healthy, inclusive and safe places, including
by promoting social interaction and designing safe and accessible places.

Section 9 of the NPPF relates to sustainable transport. Paragraph 115 is clear that consideration
should be given to providing opportunities to promote sustainable transport; provide safe and
suitable access to the Site for all users; design streets, parking areas and other elements in line with
current national guidance; and, any significant impacts from the development on the transport
network or on highway safety can be mitigated to an acceptable degree.

As such, Paragraph 116 confirms that development should only be prevented or refused on highway
grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

Section 11 of the NPPF relates to making effective used of land. Paragraph 124 confirms that
planning policies and decisions should promote an effective use of land in meeting the need for
homes and other uses, while safeguarding and improving the environment and ensuring safe and
healthy living conditions

Paragraph 129 explains that decisions should support development that makes an efficient use of
land, taking into account:

the identified need for different types of housing;

local market conditions and viability;

availability and capacity of infrastructure and services;

the desirability of maintaining an area’s prevailing character and setting; and
the importance of securing well-designed, attractive and healthy places.

Section 12 of the NPPF sets out the Government’s ambitions of achieving the creation of high quality,
beautiful and sustainable places, which is fundamental to the purposes of what planning should
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achieve. The NPPF states planning policies should aim to ensure that developments will function
well and add to the overall quality of the area. Policies and decisions should ensure that
developments are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping, and respond to local character and history and reflect local surroundings and
materials; create safe and accessible environments and are visually attractive.

Section 14 of the NPPF relates to the challenge of climate change and flooding. It encourages
development to reduce greenhouse gas emissions, encourage the reuse of existing resources, and
supply renewable and low carbon energy.

Paragraph 181 explains that when determining planning applications, Local Planning Authorities
should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be
supported by a site-specific flood-risk assessment. Footnote 63 to Paragraph 181 confirms that
Flood Risk Assessments are required for sites in Flood Zones 2 and 3, and for sites exceeding 1ha
in Flood Zone 1.

Section 15 of the NPPF relates to conserving and enhancing the natural environment. Paragraph
187 seeks to ensure impacts on biodiversity are minimised and net gains are provided. It also seeks
to ensure development does not give rise to unacceptable levels of sail, air, water or noise pollution.

Section 16 relates to conserving and enhancing the historic environment. In determining
applications, Paragraph 207 explains that LPAs should require Applicants to describe the
significance of any heritage asset affected, including any contribution made by their setting.

Planning Practice Guidance

The Government published the PPG in March 2014 and have since updated relevant parts as
appropriate. This guidance provides a variety of practice guidance in respect of planning
considerations. A number of elements of the PPG are relevant to the determination of this
Application, including in relation to biodiversity net gain; climate change; design; determining
planning applications; effective use of land; First Homes, flood risk; healthy and safe communities;
historic environment; natural environment; open space, sports and recreation facilities, public rights
of way and local green space; renewable and low carbon energy; transport; travel plans and travel
assessments and statements; and water supply, waste water and water quality.

Draft National Planning Policy Framework

The new draft NPPF was published on 16" December 2025 for consultation until 10t March 2026.
The consultation draft version represents a comprehensive reform of the NPPF, which proposes
fundamental structural and policy changes to deliver the Government's target of 1.5 million new
homes by the end of this Parliament. The draft Framework incorporates a series of policies that will
have non-statutory status, which means in effect that they do not override the policies contained in
adopted Local Plans but are a material consideration in the determination of planning applications.
These policies will take immediate effect when the final version of the NPPF is published.

Only limited weight can be afforded to the draft NPPF at this stage. As the document remains subject
to potential amendment before final publication, its policies cannot be treated as settled or of
equivalent status to those in the adopted Development Plan. While the Consultation Draft
Framework is a material consideration, its influence on decision-making is inherently restricted
because the content may change following the consultation period, which runs until March 2026.
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Cherwell Residential Design Guide SPD

The Cherwell Residential Design Guide Supplementary Planning Document (SPD) was adopted by
CDC in July 2018 and seeks to inform the design of residential development proposals to ensure
high quality design that protect the amenity of existing and new residents.

While the Design Guide does not form part of the development plan, it is a significant material
consideration in terms of the determination of planning applications for residential sites. However, it
should be noted that given that the Application is outline in nature and therefore matters of detailed
design are not for consideration at this time, the relevance of some aspects of the Design Guide is
limited at this stage.

Cherwell Developer Contributions SPD

The Cherwell Developer Contributions SPD was adopted in February 2018 and sets out CDC'’s
approach to ensuring that S106 agreements can be used to address the impacts of developments
sufficiently in the context of there being no CIL Charging Schedule in place.

The document will inform the type of contribution that can be made through a S106 agreement.
However, all of these will still need to meet the tests set out in paragraph 57 of the NPPF.

Cherwell Housing Strategy 2025-2030

The Housing Strategy 2025-2030 outlines CDC’s aspirations in terms of the delivery of housing,
particularly affordable housing, in this period. Key relevant priorities in terms of the Application are
as follows:

» Prioritise the delivery of homes that people can afford and that are suitable for needs of the
community; and

= Improving the existing condition of properties within Cherwell. Ensuring high property
standards and properties that are fit for the future, working towards net zero.

Five Year Housing Land Supply

The Council’'s most recent position on the five year housing land supply within the District was
published on the 2" December 2025, which includes a five-year housing land supply update as of
31st October 2025. This document states the Council can demonstrate a 3.1 year supply of housing
for the period 2025-2030.

Whilst the Annual Monitoring Report finds the district to have a 3.1 year supply, it is noted that the
Inquiry for Land west of Fringford Road, Caversfield (PINS Ref: APP/C3105/W/24/3355576) was
allowed on the 16" December 2025, and in the Decision Notice the Inspector notes the following on
Cherwell’'s housing land supply:

“l am in no doubt that HLS is a very serious matter in this appeal even on the Council’s
optimistic calculations of 2.3 years. The appellant’s calculation of 1.69 years is not
unreasonable, for the reasons set out above, and indicates a much more difficult situation at
least in the current five year period and one which is unlikely to be resolved so that a five year
supply could be demonstrated soon.”

As a result of the housing land supply shortfall, previously mentioned policies may be out of date.
Consequently the tilted balance, under the terms of paragraph 11 of the NPPF is engaged.
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594 Paragraph 11 (d) states that where there are no relevant development plan policies which are the
most important for determining the Application are out-of-date, granting permission unless (ii) any
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole.

5.9.5 The proposal would provide a number of benefits, including providing up to 200 dwellings, including
60 affordable dwellings, to help meet the housing shortfall at a sustainable location on the edge of
Banbury. The benefits of the proposal are discussed further in the following sections.
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Planning Assessment

Introduction

Section 38 (6) of the Planning and Compulsory Purchase Act (2004) states that if regard is to be
had to the development plan for the purpose of any determination to be made under the Planning
Acts the determination must be made in accordance with the plan unless material considerations
indicate otherwise.

This section of the Planning Statement provides an assessment of the proposed development
against the development plan, NPPF, and any relevant material considerations. As previously stated,
the planning application is submitted in outline form with all matters reserved except for access. An
illustrative Framework Masterplan is submitted to demonstrate how the site could deliver a high
quality addition to Banbury.

This section considers the planning issues that underpin the determination of the Application. These
are considered to be:

¢ Whether the principle of the development is acceptable;

o Whether the proposal is acceptable in environmental and technical terms,
especially with regard to access.

These issues will be considered in turn below. A subsequent section will consider the benefits of the
proposal and conclude on the planning balance.

Principle of Development

The site is on the north western edge of Banbury. Banbury, along with Bicester, is identified as a key
focus of residential development in the adopted LPP1. The spatial strategy for Cherwell District
states that most of the growth in the district should be directed to locations within or immediately
adjoining the main town of Banbury. The proposals for residential development at Warwick Road
therefore accord with the spatial strategy of the district.

The development of this site would aid in meeting the housing requirements set out in Policy BSC1,
in accordance with the spatial strategy of the District, and contribute to the provision of affordable
housing set out in Policy BSC3 of the LPP1.

The Council cannot demonstrate a five year housing land supply. This position is acknowledged in
the Cherwell District 2025 Annual Monitoring Report. Paragraph 11 of the NPPF sets out that
relevant policies for the supply of housing should be considered out of date if the Council cannot
demonstrate a five year housing land supply. This includes saved Policy H18 (New dwellings in the
countryside). Therefore, the application should be assessed using the approach set out in paragraph
11 d) ii) of Framework which states that permission should be granted unless any adverse impacts
of doing so would significantly and demonstrably outweigh the benefits, when assessed against the
policies in the Framework taken as a whole.

There are no designations that protect areas or assets of particularly importance at the site that
provide a clear reason for refusing the development as set out in footnote 7 of the NPPF.

Therefore, the presumption in favour of sustainable development is engaged with a tilted balance in
support of residential development. Consequently, planning permission should be granted without
delay unless any adverse impacts of the proposed development would significantly and
demonstrably outweigh its benefits. This matter is considered further as part of the planning balance
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in Section 7, following an assessment of whether the scheme constitutes sustainable development
and whether it is acceptable in environmental and technical terms.

Agricultural Land

An Agricultural Land Classification Report accompanies this planning application. The report
confirms that the site has been classified as Grade 2 and Subgrade 3a agricultural land. The site
therefore contains the best and most versatile agricultural (BMV) land.

Paragraph 187 of the NPPF requires the economic and other benefits of BMV land to be considered.
The economic benefits of the site are around £2,460 per annum over the BMV land, which is
considered to be of limited economic benefit.

Due to the quantity of BMV land that has been identified at the site, this is not considered to be
significant development and as such poorer quality land does not need to be considered in
preference.

In the appeal decision at Land East of Warwick Road (appeal reference APP/C3105/W/24/3338211),
the Inspector states that “However, given the site’s limited contribution and the availability of BMV
land in the area and | consider the harm to be attached to the loss of BMV land to be limited”
(paragraph 51 of the appeal decision). This confirms that there is a high quantity of BMV land in the
area.

The loss of BMV land is considered further in the Planning Balance at Section 7.

Place Making and Design

This planning application is accompanied by a DAS which includes an assessment of the site, the
constraints and opportunities of the site and the outline design of the Framework Masterplan
including general parameters that will inform the detailed design at Reserved Matters stage.

The proposal aims to deliver a high-quality, sustainable and sociable neighbourhood whilst
respecting the context and character of the area.

The masterplan has been landscape-led and draws on the characteristics and architecture of the
nearby villages of Hanwell and Horley, as encouraged by the Residential Design Guide SPD. New
developments such as the Roman Fields development to the south have also inspired the design of
the masterplan. The masterplan and DAS demonstrate that the site can deliver up to 200 new homes
at an average density of 35 dwellings per hectare. This density ensures a balance between
responding to the landscape and character of the surrounding area, whilst making efficient use of
land, in accordance with paragraph 129 of the NPPF.

The proposal has sought to ensure a well-connected and permeable neighbourhood can be
achieved. Two pedestrian/cycle access points are proposed to Warwick Road, additional
connections are proposed to link to the Roman Fields development to the south and a connection
is proposed to the PROW network.

3.50ha of open space is proposed within the development. This includes:

0.29ha of parks and gardens;

0.75ha of amenity greenspace;

0.95ha of natural/semi-natural greenspace;

0.39ha of equipped play space for children (including a LAP, LEAP and NEAP);

0.25ha of allotments/orchard; and

0.86ha of land for biodiversity enhancement to ensure a minimum of 10% biodiversity net gain
is achieved on site.
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This provision exceeds the requirement under Policy BSC11 for all elements. Connections are also
provided to surrounding sites to ensure the open space provision is accessible to existing residents
and that the provision provided on neighbouring sites, including the sports pitches and MUGA on
the Roman Fields development, is accessible to future residents of this site.

Details concerning layout, appearance, scale, and landscaping will be addressed at the Reserved
Matters stage. In the meantime, design precedents have been provided to guide future proposals.
The Framework Masterplan aligns with the principles of the Cherwell District Council Residential
Design Guide SPD and demonstrates compliance with key policies in the LPP1, including BSC10,
BSC11, ESD10, ESD13, and ESD17, as explored further throughout Section 6.

Housing Mix and Affordable Housing

As this is an outline application, the proposed housing mix is not fixed at this stage and will instead
be determined at the Reserved Matters stage. The Framework Masterplan demonstrates that the
site is capable of accommodating a mix broadly consistent with the Oxfordshire Strategic Housing
Market Assessment (SHMA) 2014, in accordance with Policy BSC4 of the LPP1.

The development will provide 30% affordable housing in accordance with Policy BSC3, with a 70:30
split between affordable/social rent and shared ownership. The precise mix of the affordable units
will be agreed with the Council’s Housing Team during the determination process and secured
through a Section 106 Agreement. The following affordable housing mix is anticipated based on the
pre-application response:

1 bed: 25-30%;
2 bed: 25-30%;
3 bed: 30-35%;
4+ bed: 15-20%.

The Developer Contributions SPD notes that the requirement for M4(2) and M4(3) affordable
dwellings will be assessed on a site by site basis in discussion with the developer. The Applicant
proposes that 50% of the affordable dwellings will be provided as M4(2) and 1% as M4(3) as
encouraged by the SPD.

Transport

Policy SLE4 (Improved Transport and Connections) states that development, where reasonable to
do so, should facilitate the use of sustainable modes of transport to make the fullest use of public
transport, walking and cycling. The policy goes on to state that development which is not suitable
for the roads that serve the development and which have a severe traffic impact will not be
supported. Paragraph 116 of the NPPF states that development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or the residential
cumulative impacts on the road network, following mitigation, would be severe, taking into account
all reasonable future scenarios.

A Transport Assessment and separate Travel Plan have been prepared by Paul Basham Associates.
The scope of the highways input required was confirmed with Oxfordshire County Council at pre-
application stage as outlined in Section 4 of this Planning Statement.

The site is situated in an ideal location to support a range of travel modes, especially considering
that the precedent of residential development is well established in the area based on the numerous
adjacent applications. The site is well connected to the local and strategic road network including
the A422 and M40. There are excellent pedestrian and cycle links to enable the promotion of
sustainable travel via walking and cycling, particularly following the construction of additional links
as part of neighbouring development proposals. The site is also within a reasonable walking distance
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of the bus stops on Nickling Place, enabling residents to use public transport and the highly frequent
B9 bus service which links the site to Banbury Town Centre and rail station.

The Transport Assessment has reviewed Personal Injury Accident data which does not suggest that
there are any highway safety issues which would be exacerbated by the implementation of a new
development.

Detailed access drawings are included within Appendix D and E of the Transport Assessment. These
show a new priority junction along Warwick Road (B4100), positioned in the approximate location of
the existing agricultural access and approximately 135m north of the access for the consented
application for up to 170 dwellings at Land to the east of Warwick Road (application reference
23/00853/0OUT). The proposed access would be in the form of a bellmouth measuring 6.0m wide
with 10m radii and a 3m wide shared footway/cycleway on the southern side, which accords with
the guidance set outin OCC’s Street Design Guide. The access drawings demonstrate that sufficient
visibility and two-way vehicle movement is achievable.

As set out in Section 3, the 3m wide shared footway/cycleway would continue along the western
flank of Warwick Road for 100m before terminating at a new pedestrian crossing point. This would
navigate pedestrians onto the consented 3m wide shared footway/cycleway proposed to the
delivered as part of application 23/00853/OUT.

An emergency access will be provided as a bellmouth measuring 3.7m wide, with 3m radii allowing
for an emergency vehicle to enter and exit the site in the south eastern corner when required (refer
to drawing at Appendix G of the Transport Assessment). Bollards will prevent other vehicles from
utilising this access route. This access will also operate as a shared footway/cycleway, which will be
continued onto the western side of the Warwick Road and extended south to connect to the
infrastructure constructed as part of application 18/01882/OUT and/or 23/002285/OUT, as shown in
the drawing at Appendix H of the Transport Assessment.

In addition, internal pedestrian/cycle links will be provided within the application site and the Roman
Fields development to further enhance pedestrian/cycle connectivity. Full details will be provided at
Reserved Matters stage.

Junction capacity modelling has been undertaken at the proposed site access and 5 other junctions
as requested by OCC. This confirmed that the majority of arms on all junctions would operate with
significant capacity following the development proposals except two arms. Nevertheless, both arms
in question are already expected to operate close to capacity as a result of the committed
developments, with the proposals only resulting in a minor impact.

Furthermore, the addition of different pedestrian/cycle improvement options through new footway
links and crossing facilities along Warwick Road (B4100) will enhance connectivity and offer
attractive pedestrian/cycle routes and reduce the walking/cycle distance to the local amenities and
bus stops. The mode share will be monitored over time through the implementation and
management of the Travel Plan, which will promote genuine travel choices to residents in an aim to
reduce single occupancy vehicle travel. As such, these measures will help to reduce the overall
impact on junctions — most notably at the Warwick Road (B4100)/Dukes Meadow Drive/Walker Road
4-arm roundabout and Warwick Road (B4100)/Ruscote Avenue (A422)/Cromwell Road double
roundabout.

The Transport Assessment concludes that the highways impact of the proposed development is
considered to be minor in comparison to the existing scenario. The criteria of paragraph 116 of the
NPPF do therefore not apply and there is no reason to refuse or prevent the development on
highways grounds. The proposals facilitate the use of sustainable modes of travel and ensure
connectivity with neighbouring developments to the south and east. This ensures accordance with
Policy SLE4 of the LPP1 and relevant national policy in relation to transport.
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Heritage and Archaeology

Policy ESD15 (The Character of the Built and Historic Environment) requires development proposals
to conserve, sustain and enhance both designated and non-designated heritage assets. In line with
the NPPF and PPG, proposals affecting non-designated heritage assets must be assessed with
regard to the significance of the asset and scale of any potential harm or loss.

The accompanying Heritage Statement prepared by Orion Heritage confirms that there are no
designated or non-designated built heritage assets within the Site. Within the wider landscape, there
are several designated heritage assets that have the potential to be impacted by the proposed
development, including the Grade | Listed St Etheldreda’s Church in Horley and the Horley and
Hanwell Conservation Areas.

The Heritage Statement concludes the proposed development will not harm the significance of St
Etheldreda’s Church. The significance of the church derives from its architectural and historic special
interest, the immediate churchyard setting and its historic relationships with nearby 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. This is due to limited intervisibility
and lack of historic association.

In relation to Hanwell Conservation Area, the site does form a small part of the 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, with limited to no visual connection.
Therefore, whilst the proposed development would represent change, 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. In addition, the implementation of the Land East of Warwick
Road site (23/00853/0OUT) would further reduce any potential visual or perceptual relationship
between the site and the conservation area.

A similar conclusion can be made for Horley Conservation Area. Again, the site forms a small part
of the conservation area’s wider rural / agricultural context to the south east, however, the site is
considered to be beyond the immediate setting of the designation. 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.

A separate Archaeology Desk-Based Assessment has been prepared by Thames Valley
Archaeological Services, in accordance with Policy ESD15.

The report confirms that the site lies in an area which is relatively rich in archaeological remains,
particularly from the Iron Age, Roman and Saxon periods. In general terms, the site’s archaeological
potential is considered likely to be high based on the desk-based assessment.

A Geophysical Survey has been undertaken at the site. This identified many linear positive
anomalies which are likely agricultural in origin. Other magnetic anomalies were likely caused by
nearby metal objects. Engagement with OCC’s Archaeology Officer has confirmed that a trenched
evaluation could be secured via a planning condition.

Overall, the proposed development will result in no harm to designated or non-designated built
heritage assets, and therefore the proposals comply with relevant paragraphs of the NPPF and
Policy ESD 15 of the LPP1.
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Trees and Green Infrastructure

Policy ESD10 (Protection and Enhancement of Biodiversity and the Natural Environment) requires
that opportunities for biodiversity net gain are maximised through the protection, management,
enhancement and expansion of existing ecological assets, as well as the creation of new habitat
where appropriate. The policy also emphasises the importance of safeguarding existing trees and
actively supports measures to increase tree cover across Cherwell District.

Policy ESD17 (Green Infrastructure) requires the maintenance and strengthening of the district’'s
green infrastructure network, ensuring that development contributes positively to ecological
connectivity and landscape quality.

Policy ESD13 (Local Landscape Protection and Enhancement) encourages development to restore,
manage and enhance existing landscape features and habitats, while also supporting the creation
of new features where appropriate.

The development is in keeping with Section 12 of the NPPF which emphasises the role of trees in
creating well-designed places. While it highlights the importance of new tree planting within urban
environments, it also recognises that the retention of sensitive and integration of existing trees is
fundamental to successful place-making.

Section 15 of the NPPF highlights the need to conserve and enhance the natural environment,
specifically recognising the valuable contribution that trees and woodland make to natural
ecosystems.

The accompanying Arboricultural Impact Assessment confirms that the development proposal itself
does not require the removal of any trees, but the cycle/pedestrian access route in the south east
corner of the site will require the removal of four trees and a short section of woodland edge trees.
The impact assessment considered the existing land use around this access point and how this
might change with development. It concludes that the proposed scheme could result in an improved
growing environment for retained trees as a result of changes to the land use removing anti-social
behaviours that affect soil condition. In addition, a short section of hedge and woodland will require
removal to widen the existing access into the site, as confirmed in the assessment.

The proposed development would have very limited detrimental effect upon the landscape features
that contribute to the quality of this part of Banbury. The removal of a commonplace arable field and
a limited amount of vegetation around the access points will be more than compensated for by the
proposed landscape scheme. New planting, of predominantly native species, has the potential to be
more species diverse that the current field, and, in combination with private gardens, could provide
linkages for wildlife and integration of the scheme into the countryside to the north and west. The
biodiversity benefits of the scheme is discussed further in Section 6.10 below.

There would be an overall increase in green infrastructure within the site, with new tree, hedge,
shrub planting and orchard, details of which would be determined at Reserved Matters stage. These
new features and habitats would be created across multi-functional land uses, and together with the
proposed footpath connection to link with Footpath 191/5/10, would ensure compliance with Policy
ESD17.

All retained tree and hedgerows will be safeguarded in accordance with the recommendations set
out in the Arboriculture Report. Appropriate protective measures will be implemented throughout
construction, and their effectiveness will be secured through standard planning conditions, ensuring
that existing vegetation remains unaffected by the development.

Overall, the scheme will retain existing green infrastructure and result in a significant improvement
to the current arboricultural setting of the site. The proposed development is therefore consistent
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with the aims of policies ESD10, ESD13 and ESD17 of the LPP1 and relevant paragraphs of the
NPPF in relation to green infrastructure and arboriculture.

Landscape and Visual Impact

Policy ESD15 (The Character of the Built and Historic Environment) requires new development to
make a positive contribution to local character and identity. Proposals should reinforce local
distinctiveness by responding sensitively to existing landscape features, including significant trees,
topography, historic boundaries and key views, particularly where these relate to designated
landscapes or conservation areas.

A Landscape and Visual Appraisal (LVA) has been prepared by Hankinson Duckett Associates
(HDA) in support of this planning application. The LVA provides a comprehensive description of the
site context and its landscape setting, identifies local landscape and visual sensitivity and sets out
the relevant planning policy context. This assessment was undertaken early within the design
process and has informed the proposed site layout and scale of development.

The LVA confirms that the site does not lie within a designated landscape, and despite its countryside
location, it is heavily influenced by adjacent housing being built to the south. That urban character
will be extended as further permitted development is built out to the east of the site in due course.
The LVA also confirms the site does not lie within a ‘valued landscape’ as referred to in paragraph
187(a) of the NPPF.

The development is consistent with Policy ESD13 of the LPP1. The proposed development can be
designed to form a natural extension to Banbury, rounding off the settlement edge as currently
created by the two neighbouring developments. A new, green settlement edge can be created by
introducing a robust belt of new tree planting to augment existing boundary treatments to the north
and west of the proposed houses.

The potential landscape and visual effects associated with the proposed development would
primarily be localised and given the limited public viewpoints into the site, there is little potential that
the proposals would significantly impact upon people. Whilst high levels of effects on landscape
character are to be expected within the site during construction, the effects on the wider landscape
(of LCA 5 Incised Ironstone Plateau) have been judged to be Moderate/Minor Adverse during this
period, due to the site being difficult to perceive from the wider landscape. New planting would have
the benefit of increasing the resource of landscape features on the site in the long term, thus
reducing the significance of effects not only on the site but on the wider landscape too, to Minor
Adverse by Year 10.

The site is visually well contained from the east by an existing belt of trees along the former
alignment of the Warwick Road. The site is perceived in long-distance views from the west, from the
opposite side of the Sor Brook Valley. Adverse effects on identified visual receptors would be limited
to users of a short section of the Warwick Road where open views into the north-east corner of the
site are possible. The significance of effects on users of the Warwick Road have been assessed as
ranging from Substantial/Moderate Adverse for non-motorised users to Moderate Adverse for
motorists at Year 0, however, this level of effect would only be experienced for the 80m length of the
site’s frontage onto this road. Opportunities to mitigate these effects would be targeted at introducing
planting within this gap, such that in the long-term, effects would be no more than Minor Adverse by
Year 10.

More distant visual receptors include users of the Horley Path Road and Footpath 418/1/20 over
800m to the west of the site. At construction, the proposed houses would be visible on the flat
plateau of the site, though seen within the context of the new houses at Roman Fields and against
the backdrop of the offsite trees along the eastern boundary of the site. The significance of effects
on users of this road and footpath has been assessed as Moderate Adverse for walkers on Footpath
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418/1/20 to Minor Adverse/Negligible for motorists on the Horley Path Road at Year 0. With the
maturing of proposed vegetation along the western site boundary, these effects would reduce to, at
most, Minor Adverse on the visual amenity of walkers on Footpath 418/1/20.

In conclusion, the LVA confirms that the proposed development would be designed in a manner that
accords with national and local policies related to landscape and visual matters, including polices
ESD13 and ESD15 of the LPP1.

Ecology

Policy ESD10 and paragraph 187 of the NPPF require development proposals to deliver a
measurable net gain in biodiversity. Policy ESD10 also requires habitat and species surveys and
associated reports to accompany planning applications which may affect a site, habitat or species
of known of potential ecological value.

This application is supported by an Ecological Impact Assessment, prepared by Ecology By Design.
The following ecology surveys have taken place at the site:

" Preliminary Ecological Appraisal, extended UK Habitat Classification survey and habitat
condition assessment (April 2025);

" Environmental DNA (eDNA) survey of two off-site ponds within 500m of the site for great
crested newts (June 2025);

] Bat activity surveys, including static automated bat detectors and nighttime bat walkovers
(June-October 2025);

. Ground level tree assessment with regards to roosting bats (September 2025);

. Breeding Bird Surveys (May-June 2025); and

" Biodiversity metric calculations (February 2026).

The surveys identified some mature trees within boundary hedgerows of local ecological value,
including one veteran pedunculate oak tree within the south western boundary of the site. These
trees and hedgerows will be retained and safeguarded through suitable demarcation and fencing of
root protection areas during the construction phase.

An assemblage of local importance of bats was found to be utilising the site boundaries for foraging
and commuting, with occasional passes of the rare/restricted barbastelle. The implementation of a
sensitive lighting strategy will therefore be required to ensure bat commuting and foraging resources
are not disrupted, this can be secured through a planning condition. Mature trees within the site
boundaries which provide roosting opportunities for bats will be retained and safeguarded. All trees
requiring removal or pruning for the proposed site accesses are assessed to be of negligible
suitability for roosting bats.

An assemblage of local importance of breeding birds at the site were recorded, including
generalist/widespread species and farmland specialists such as skylark. Vegetation clearance could
potentially damage or destroy active nests and the permanent loss of suitable nesting habitat for
ground-nesting skylark. A Skylark Mitigation Strategy can be produced at planning condition stage
to outline the location and management of at least five skylark plots within cereal crop. These can
be provided within the applicant’s wider site ownership beyond the red line site boundary.

Great crested newts were found to be likely absent from the site due to negative results from ponds
within 500m of the site, indicating a population is not present within the wider area.

The surveys found suitability for small numbers of more widespread species of reptile within
boundary hedgerows and vegetated urban land to the east of the site. Therefore, measures will be
put in place to safeguard reptiles during vegetation clearance at the site, such as ecologist
supervision and phased clearance.
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Suitability was found for a wide-range of animals such as brown hare, hedgehog, and common toad
within the site, with the proposals potentially impacting their use of the landscape. Measures will be
put in place during the construction phase to safeguard a wide range of wildlife.

As set out above, the proposals include extensive green infrastructure which ensures the proposals
can achieve a biodiversity net gain on site. The accompanying biodiversity metric demonstrates that
the proposals can deliver a net gain of +3.90 habitat units (equivalent to +19.00%) and +2.91
hedgerow units (equivalent to +32.94%).

Further ecological enhancement features will be included within the proposals, such as bat boxes,
bird boxes, buried log piles and hedgehog highways within fencing, and these can be secured at the
detailed design stage.

Through the incorporation of the above mitigation and compensation measures, the scheme is
considered capable of being compliant with relevant planning policy for the conservation of the
natural environment at all levels, including Policy ESD10 from the Cherwell Local Plan Part 1,
paragraphs 187 of the NPPF and the national mandatory requirement for 10% net gain in
biodiversity.

Land Contamination

Paragraph 196 of the NPPF sets out that planning decisions should ensure a site is suitable for its
proposed use taking account of ground conditions and any risks arising from contamination.

A Phase 1 Geoenvironmental Desk Study and Infiltration Testing Report was carried out by Listers
Geotechnics. The report assesses ground conditions, potential contamination risks, geotechnical
constraints, drainage feasibility and the site’s overall suitability for residential development.

The report confirms the site’s history as being of agricultural use from 1881 to 2025 with no industrial
use recorded. Potential contamination sources are identified as naturally elevated inorganic
substances, fertiliser/pesticide/herbicide residues, agricultural machinery usage and nearby
construction-related contaminants. It is recommended that an intrusive ground investigation is
undertaken in order to establish chemical analysis of soils to further assess the risks and potential
for any remedial measures. This investigation can be secured through planning condition to ensure
compliance with paragraph 196 of the NPPF.

Drainage

Policy ESD6 (Sustainable Flood Risk Management) requires applications on sites of more than 1
hectare to be accompanied by a Flood Risk Assessment. It states that development, where
reasonable to do so, should demonstrate that there will be no increase in surface water discharge
rates or volumes during storm event up to and including the 1 in 100 year storm event with an
allowance for climate change. Policy ESD7 (Sustainable Drainage Systems (SuDS)) requires all
development to use SuDS to manage surface water run-off.

A Flood Risk Assessment and separate Sustainable Drainage Statement has been prepared by
BWB Consulting.

The Flood Risk Assessment and review of flood data identifies that the potential flooding from the
sea, canals and reservoirs and large waterbodies does not pose a risk to the site of the proposed
development. Main rivers, sewers and groundwater have been identified to pose a low risk of
flooding to the site and proposed development.

Data shows a low to high probability of surface water flooding adjacent to the eastern boundary of
the site, as well as in an isolated area in the south west of the site. These are considered to be
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associated with localised topographical depressions. The development layout has been arranged to
locate the built development away from these areas; therefore, the flood risk has been managed
appropriately through avoidance. Development within the areas of mapped surface water flood risk
will be limited to access and ‘water compatible’ amenity and biodiversity uses.

The areas of mapped surface water flood risk within the site are associated with surface water runoff
from within the site itself. This will be addressed by the development’s surface water strategy. The
strategy will also manage additional surface water runoff from the development up to and including
the 1 in 100 year + climate change storm event by intercepting, storing and slowly releasing storm
water into the ground via infiltration; thereby addressing the risk of surface water flooding to the
required level. The surface water discharge rate will be restricted to the equivalent greenfield runoff
rate and will prevent any adverse downstream impacts. Flooding from surface water therefore poses
a low risk to the development as a result of the inherent mitigation. Moreover, the development will
not increase flood risk to the wider area, with the implementation and management of the surface
water drainage strategy.

The proposed surface water drainage strategy utilises infiltration in the form of infiltration basins and
swales. The lllustrative Drainage Strategy included at Appendix 6 of the Sustainable Drainage
Statement demonstrates how the required storage volume can be achieved within the site layout.
The basins have been modelled with internal side slopes of 1 in 4 and a total depth of 1.5m, inclusive
of a 400mm freeboard in the 1 in 100 year + 40% climate change event. The basins would be
appropriately planted to provide a primary level of treatment and would be landscaped into the public
open space to provide amenity and biodiversity value.

Further levels of treatment could be provided via swales, located through the centre of the proposed
development. Permeable paving could also be considered for private or shared driveways alongside
water butts at individual properties. The final drainage strategy, including the use and location of
these features and management, will be determined during the detailed design stage and can be
secured through a planning condition.

Itis proposed to drain foul water from the proposed development separately to surface water. As the
site is currently undeveloped a new foul water connection will be required. It is therefore proposed
that foul water from the proposed development will outfall to the existing Thames Water sewer
network at the closest connection point available.

Thames Water has indicated there is currently insufficient capacity in the network for the
development. A detailed assessment of capacity and upgrade works required will need to be
undertaken by Thames Water at the appropriate juncture.

The supporting statements demonstrate that the drainage design for the development will comply
with the relevant local and national standards, including Policy ESD6 of the LPP1.

Lighting

Paragraph 198 of the NPPF requires developments to limit the impact of light pollution from artificial
light on local amenity and nature conservation. As part of the EIA Screening Request, the planning
officer noted that Hanwell village has an established astronomical observatory. The impact of the
development through light pollution has therefore been assessed through a Lighting Impact
Assessment.

The Lighting Impact Assessment by MEC assesses the likely effects of the proposed development
in terms of artificial lighting. It includes information on the baseline lighting conditions within the area,
quantitively assesses the potential effects of the proposed lighting on surrounding sensitive
receptors and considers possible mitigation measures to reduce potential light spill into neighbouring
properties and ecological receptors, and upward light (which can create sky glow).
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The assessment concludes that with the proposed development in place, lighting from the site will
not exceed the recommended Institute of Lighting Professional (ILP) pre and post-curfew criteria.
The proposed development sets back built form from the site boundaries. As a result, lux levels
along the treeline surrounding the development will be below 0.4 lux vertically, therefore lighting is
not anticipated to have a significant impact on any light-sensitive species using this space.

In relation to sky glow, the site will not exceed the recommended ILP levels and it is not anticipated
that lighting from the site will impact the quality of dark sky around Hanwell Observatory.

The proposed lighting scheme is concluded to comply with all relevant British Standards and ILP
lighting guidelines and thus paragraph 198 of the NPPF. The scheme will also ensure the safety and
security of all areas of the development can be effectivity maintained. A detailed lighting scheme can
be submitted at planning condition / Reserved Matters stage.

Noise

Paragraph 187 of the NPPF seeks to prevent new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by, unacceptable levels of noise
pollution.

A Noise Impact Assessment has been prepared by BWB Consulting to support this application. The
assessment draws on a baseline noise survey undertaken in April 2022 and subsequent assessment
work which has been undertaken in accordance with current standards and guidance, following
consultation with Cherwell District Council.

As the application is at outline stage, the assessment sets out mitigation measures in outline terms
only. It is considered that the internal and external noise levels could meet the requirements of BS
8233 with appropriate mitigation in place and therefore the site is suitable for residential
development. The proposed development is therefore able to comply with relevant national policy in
relation to noise.

Further detailed acoustic design work will be undertaken at the detailed design stage.

Air quality

Paragraph 199 of the NPPF requires that developments sustain and contribute towards compliance
with relevant limit values or national objectives for pollutants. Opportunities to improve air quality or
mitigate impacts should be identified.

An Air Quality Assessment is being prepared by BWB Consulting in support of this planning
application. An initial advisory report has been submitted with the application and a final report will
be submitted in due course.

The report confirms that the site is not located within an existing Air Quality Management Area
(AQMA). The closest AQMA is located circa 3.3km to the south east of the site.

The assessment includes measures to minimise emissions during construction activities. These
measures can be incorporated into a construction management plan which can be secured via
planning condition. With the implementation of these measures the impact of construction phase
dust emissions is considered to be ‘not significant’ in accordance with the Institute of Air Quality
Management guidance.

A detailed operational phase road traffic emissions assessment has been undertaken to consider
the impact of development-generated road traffic on local air quality at identified existing receptor
locations. The development was not predicted to result in any exceedances of the current relevant

savills


https://www.savills.co.uk/

Land West of Warwick Road, Banbury

6.15.6

6.16

6.16.1

6.16.2

6.16.3

savills.com 38

air quality objectives and the impact of the development with regard to these objectives was
predicted to be ‘negligible’ in accordance with guidance.

The assessment of the proposed development indicates that the site will be suitable for the proposed
residential use with regard to the current air quality objectives. No further mitigation is required but
measures included in the development that can be considered beneficial to air quality include air
source heat pumps, electric vehicle charging points and provision of a Travel Plan. The impact of
the development trips is anticipated to be ‘negligible’ and thus the proposed development is
anticipated to accord with paragraph 199 and Policy ESD10 of the LPP1.

Sustainability

Policy ESD1 looks to ensure that adaptation measures are incorporated into new developments to
ensure they are more resilient to the effects of climate change. In seeking to achieve carbon
emission reductions, Policy ESD 2 confirms that an energy hierarchy will be promoted to reduce
energy use, supply energy efficiently, make use of renewable energy, and make use of allowable
solutions. Policy ESD3 confirms that all new residential development will be expected to incorporate
sustainable design and construction to achieve zero carbon development and promote water
efficiency to a limit of 110 litres/person/day (a range of sustainable construction methods are set out
in the policy).

An Outline Energy and Sustainability Statement has been prepared by Savills and demonstrates
how the development will incorporate sustainable design and construction features from the outset
to enhance sustainability and mitigate climate change.

The following key areas have been considered at this stage:

" Energy and Operational Carbon: The scheme will follow the energy hierarchy steps by
minimising demand through passive design measures, specifying efficient active systems, and
the integration of renewables. It is predicted that the proposed scheme will achieve a high
carbon reduction over the Part L 2021 Building Regulations baseline. These actions will help
to eliminate fossil fuel usage on site and reduce greenhouse gas emissions.

] Pollution: The accompanying Air Quality and Noise Assessments confirm the site is suitable for
residential development.

] Landscape: The proposed development retains and protects the majority of existing trees and
hedgerows whilst introducing extensive planting. The scheme will result in long-term net
improvement to arboricultural quality, biodiversity value and the overall environmental setting
of the site.

" Biodiversity: The proposed development will achieve in excess of 10% biodiversity net gain on
site.

" Water: Sustainable drainage is proposed which also responds to long-term climate change.
Detailed specification on the water fittings will be provided at Reserved Matters stage which
will achieve local policy and Building Regulation requirements for water usage.

" Health and Wellbeing: No significant adverse health impacts are identified and no additional
health-specific mitigation is required beyond standard construction and operational best
practice. A human-centric approach will ensure that the wellbeing needs of occupants are
prioritised, creating a holistic and sustainable living environment.

] Waste: A Site Waste Management Plan will be prepared at the Reserved Matters stage which
will demonstrate how waste will be prevented, minimised, reused and recycled at construction
and operational phases.

] Construction Site Impacts: A Construction Management Plan will be prepared at planning
condition stage which will confirm how sustainable construction principles will be adopted.

] Transport: The Travel Plan offers a structured, policy - aligned and locally responsive approach
to shaping sustainable travel behaviour at the proposed development.
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] Embodied Carbon and Circular Economy: Consideration will be given to reducing the
development's embodied carbon at the detailed design stage. The integration of renewable
energy within the scheme should also be able to offset operational carbon emissions and
contribute towards the development’s overall carbon neutrality.

Full details of these strategies will be developed at the Reserved Matters stage to ensure the
development achieves a high quality, sustainable development.

By adopting a sustainable approach in design, construction and operation, the proposed
development is in a strong position to meet the requirements of local planning policy and Building
Regulations standards.

Health Impact

Paragraph 96 of the NPPF sets out that the proposed development should aim to achieve healthy,
inclusive and safe places.

A Health Impact Assessment (HIA) has been undertaken in support of this planning application. The
assessment has evaluated the potential health implications of the proposed development.

The HIA includes an assessment of the health and wellbeing baseline for Cherwell and the Cropredy,
Wroxton and Shennington Middle Layer Super Output Area (MSOA), within which the proposed
development is located. Indicators relating to socio-economic circumstance show that the population
living within Cherwell have better socio-economic circumstance than the national average. Socio-
economic circumstance in Cropredy, Wroxton and Shennington MSOA is better than Cherwell.

Hospital admissions data shows better health circumstance in Cropredy, Wroxton & Shennington
MSOA. Indicators that relate to weight and physical activity are better at MSOA level (if data is
available) or for Cherwell compared to the national average. Indicators relating to mental health and
substance abuse are also better than the national average.

Overall, the HIA finds that the population living within the study area are not particularly sensitive to
environmental and/or socio-economic changes associated with the proposed development.

The proposed development is demonstrated to be conducive to facilitating a healthy, vibrant and
cohesive community, and does not present any material health risk to existing residents or
vulnerable groups.

The proposed development is expected to support the creation of a healthy and inclusive community
by prioritising active travel, meeting local housing needs, and delivering high-quality green
infrastructure. The layout promotes walking and cycling through its integration with existing footpath
and cycle networks, encouraging more active and sustainable travel, including through the
implementation of a Travel Plan.

The provision of up to 200 new homes, including 30% affordable housing, would contribute to local
housing demand and support a mixed and balanced community. Additionally, subject to agreement
with Oxfordshire County Council and agreement on funding support the county council may be able
to provide, the Applicant is exploring the potential for a proportion of the affordable housing to be
offered to support Children’s Services through the provision of children’s home(s).

Together with the provision of public open space, including play areas, allotments/orchard,
sustainable drainage features and areas of biodiversity enhancement, the development promotes
physical activity, social interaction, access to nature and local food growing, supporting the long-
term health and wellbeing of future residents.

savills


https://www.savills.co.uk/

Land West of Warwick Road, Banbury

6.17.10

6.17.11

6.18

6.18.1
6.18.2

6.18.3

6.19

6.19.1

6.19.2

6.19.3

6.19.4

6.19.5

6.19.6

6.19.7

savills.com 40

The report identifies mitigation to focus on precursors to health and wellbeing outcomes, thereby
providing an opportunity for intervention to prevent any adverse impacts. This includes a
Construction Environmental Management Plan, which can be secured by planning condition, and
Travel Plan which accompanies this planning application.

The report confirms that no adverse health and wellbeing impacts have been identified and
demonstrates that the proposed development seeks to ensure a high quality, safe, attractive and
healthy place is delivered in accordance with Policy ESD15 of the LPP1 and paragraph 96 of the
NPPF.

Utilities
To support this proposed development a Utilities Assessment has been prepared by Odyssey.

The assessment identifies the exiting utility infrastructure within and adjacent to the Site, evaluating
any potential constraints, and setting out a high-level strategy for delivering new supplies.

Initial consultation and asset searches have been undertaken with key statutory undertakers,
including Gas Transportation Company (GTC), BT Openreach, Gigaclear PLC, Vodafone, Thames
Water and others. These enquiries confirm that the utilities within the site boundary are confined to
telecommunications which are located along Warwick Road and no easements are required. Utilities
do therefore not provide a constraint to the site.

Infrastructure

Policy INF1 (Infrastructure) of the LPP1 sets out the Council’'s approach to infrastructure planning in
the District which will identify the infrastructure required to meet the District's growth. The policy
requires development proposals to demonstrate that infrastructure requirements can be met
including the provision of transport, education, health, social and community facilities.

Paragraph 56 states that LPAs should consider whether otherwise unacceptable development could
be made acceptable through the use of planning conditions or planning obligations. It goes on to
state that planning obligations should only be used when it is not possible to address unacceptable
impacts through a planning condition.

Paragraph 58 sets out the following tests planning obligations must meet:
“a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.”

These tests reflect those set out under Regulation 122 of The Community Infrastructure Levy
Regulations 2010 (as amended).

The provision of 30% affordable housing on site will be secured within the Section 106 Agreement
in accordance with Policy BSC3.

In regards to transport, it is anticipated that the development will make a financial contribution to the
B9 bus service. A Travel Plan will be implemented to promote sustainable modes of travel, and a
travel plan monitoring fee will be secured through the Section 106 Agreement.

The access and pedestrian and cycle connections from the site to Warwick Road to connect into the
wider network on the east and west side of Warwick Road will be secured through a Highways
Agreement (under Section 278) and details of this can be set out in the Section 106 Agreement.
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6.19.8  The College is willing to engage with statutory consultees and officers on heads of term during the
application determination period. It is envisaged that discussions will relate to matters such as:

Community, recreation and leisure;
Education;

Healthcare; and

Waste.

6.19.9  Planning obligations to be covered within the Section 106 Agreement will be agreed as part of a
draft heads of term where there is a clear quantitative and, where relevant, qualitative local need
arising from the proposed development and in accordance with CIL Regulations.
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Planning Balance

As previously stated the Council currently cannot demonstrate a 5 year housing supply, therefore
policies relating to housing are out of date and afforded less weight. Consequently, the presumption
in favour of sustainable development is engaged with a titled balance in favour of residential
development.

Paragraph 8 of the NPPF sets out the definition of sustainable development. It notes that there are
three dimensions to sustainable development, which are:

" Economic — contributing to building a strong, responsive and competitive economy;

] Social — supporting strong, vibrant and healthy communities;

] Environmental — contributing to protecting and enhancing the natural, built and historic
environment.

Paragraph 11 of the NPPF states that where policies which are most importation for determining the
application are out-of-date, planning permission should be granted unless:

" The application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

" Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole.

These statements are weighed up below in the context of sustainable development.

The application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed

The policies referred to at Footnote 7 of the NPPF relate to habitat sites, Sites of Special Scientific
Interest, Green Belt, Local Green Space, Areas of Outstanding Natural Beauty, National Parks,
Heritage Coast, irreplaceable habitats, designated heritage assets, areas at risk of flooding or
coastal change. None of these designations apply to the site and therefore they provide no reason
for restricting development in this location.

Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this framework
taken as a whole

Some harm is acknowledged in terms of location, as the land of the proposed development does
not form part of any formal allocation in the Cherwell Local Plan 2011-2031 Part 1 or Partial Review
and is located outside the built up area of Banbury within the open countryside. Development of the
site will also result in the loss of BMV land, however, the harm attached to this is considered to be
limited, given the high quantity of BMV land in the area. In addition, the site is on the edge of Banbury,
which is a priority area for housing provision. The Local Plan confirms that the Banbury is the main
location for growth in the district, alongside Bicester.

A level of harm is identified in terms of landscape. At Year 0 a Substantial/Moderate Adverse impact
is identified from a small stretch of Warwick Road and Minor Adverse/Negligible impact is identified
for motorists on the Horley Path Road. These impacts are reduced by Year 10 through the maturing
of proposed vegetation, such that the impact would be Minor Adverse.

No harm is identified in relation to heritage impact.
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It is important to recognise that the minimal harm identified is more than offset by the benefits of the
proposed development. These benefits are outlined below within the three objectives of sustainable
development.

The Economic Dimension

The proposed development would create jobs both directly and indirectly. Ensuring an adequate
supply of new homes assists with achieving a flexible labour supply, ensuring that the workforce is
able to find somewhere to live near to where job opportunities exist. Conversely, a shortage in new
homes leads to constraints in the local labour supply, which is damaging to the competitiveness of
the local economy and thereby the economy of the UK. It is clear in the instance of Cherwell that
residential development would serve to help meet the requirement for homes assisting the county
to fulfil its economic objectives.

The development would also result in an uplift in Public Sector Revenues, including Council Tax
receipts, Community Infrastructure Levy contributions, Section 106 contributions, Cumulative Public
Sector Revenues and New Homes Bonus Payments which will aid the Council in maintaining
existing and providing new services within the district. The proposed development scheme will also
contribute to Gross Value Added (GVA) per annum to the economy from new jobs created at the
construction stage and at the operation stage.

Overall, the proposed development will provide moderate economic benefits to the local area.

The Social Dimension

The development would provide much-needed housing, including affordable housing, in a
sustainable location on the edge of Banbury. The site is well-served by local amenities and public
transport, ensuring that residents have access to essential services and facilities. The development
would also enhance the local community by providing open spaces, recreational areas, and PROW
connections contributing to the overall quality of life for residents.

The basic need for accommodation to address the housing requirements for the District is a
significant social benefit, as the current average value of homes in Banbury remains well above the
national average as does the average house price in the wider district. The provision of up to 200
dwellings, of which 30% will be affordable, is a significant benefit of the development in the context
of the district and town itself, especially as there is a significant need for affordable housing in the
district as evident by the number of households on the Cherwell housing register. The development
will help meet the Cherwell Housing Strategy 2025-2030 which aims to increase the supply and
diversity of affordable housing.

Overall the proposal has significant social benefits associated with it, with the provision of affordable
housing and public open space.

The Environmental Dimension

The development is located in a settlement identified as the most sustainable (along with Bicester)
in the district. The location of the site offers residents a genuine choice in terms of modes of transport
to access everyday services and facilities which are located in Banbury. Therefore dependence on
the private car is minimised.

The site is not located within any landscape or environmental designations and technical studies
have shown that the impact on the environment caused by development on the site will be highly
localised and will not extend beyond what could normally be expected with development on any site.

While the development will have some visual impact on the landscape, careful design and an
appropriate green infrastructure strategy will help to integrate the new housing into the surrounding
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environment, minimising any adverse effects. Additionally, the development will incorporate green
spaces and landscaping that will enhance the visual appeal of the site and provide recreational
opportunities for residents. This includes three play areas, allotments/orchard and amenity green
space, alongside connections with neighbouring sites.

The retention and enhancement of vegetation on the site, and the provision of on-site biodiversity
enhancements, will ensure the proposed development achieves a 10% biodiversity net gain. The
biodiversity net gain calculations suggest a +19.00% gain in habitat units and +32.94% gain in
hedgerow units.

Further to this, the implementation of sustainable drainage systems will effectively manage surface
water runoff, reducing the risk of flooding.

Based on the above, it can be concluded that policies protecting areas or assets of particular
importance, and adverse impacts do not significantly or demonstrably outweigh the public benefits
of the proposal.

Therefore, it has been demonstrated that the proposed development is compliant with relevant
policies and saved policies from Development Plan documents and within the Framework. Planning
permission should therefore be granted, through the presumption in favour of sustainable
development.
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Conclusion

This Planning Statement forms part of an application to Cherwell District Council for outline planning
permission for the following:

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. All matters reserved except for access.

In accordance with Paragraph 11 of the NPPF, development plan policies that are most important
for determining residential applications are considered out-of-date as the local planning authority
cannot demonstrate a five year supply of deliverable housing sites.

Given the absence of relevant development plan policies in terms of residential development, the
presumption in favour of sustainable development is engaged as per Paragraph 11 of the NPPF and
Policy PSD1 of the Cherwell Local Plan Part 1.

This Planning Statement and associated technical reports demonstrate that there will be a minor
landscape impact and minor impact from loss of agricultural land as a result of the proposed
development. However, these impacts are outweighed by the benefits of the scheme. It is clear that
the site provides a much needed residential development, including 30% affordable housing, in a
sustainable location which is in keeping with the character of nearby uses. The development will
provide various economic, social and environmental benefits, including providing public open space,
play areas and more than 10% net gain in biodiversity.

Therefore, considering the above, outline planning permission should be granted without delay in
accordance with Cherwell Local Plan Part 1 Policy PSD 1 (Presumption in Favour of Sustainable
Development), Paragraph 11 of the NPPF and Section 38(6) of the Planning and Compulsory
Purchase Act 2004.
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