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26/00781/OUT West of Warwick Road, Banbury 
Cherwell District Council (CDC) Urban Design Comments 
Nick Thomas CMLI Recognised Practitioner UD 
12th May 2026 
 
Introduction  
These comments relate to an outline application for up to 200 homes with all matters reserved except 
for vehicle access from Warwick Road.  
 
I have reviewed the following supporting design information: 

• Design and Access Statement 
• Illustrative Framework Masterplan 
• Illustrative Green Infrastructure Strategy 

 
Pertinent design policy and guidance include:  

• The NPPF Chapter 12 Achieving well-designed and beautiful places.  
• The National Design Guide (MHCLG, 2021) 
• Building for a Healthy Life (Homes England, 2020) 
• CDC Local Plan Policy ESD15 Character 
• The Cherwell Residential Design Guide SPD (CDC, 2018) 
• Landscape Character Assessment for Cherwell District (LUC, 2024).  
• Local Landscape Designations Study (LUC, 2024) 

 
Emerging Policy COM 11 proposes that the site and surrounding area is designated a ‘Local 
Landscape’, to protect locally appreciated scenic value.  
 
I visited the site and surrounding area 11th May 2026.  
 
Understanding of the Site Context 
The site lies within the Incised Ironstone Plateau Landscape Character Area. An upland area, divided 
by the Sor Brook to the west. It is a landscape of, ‘open, exposed plateaus, divided by scenic valleys.’  
 
In my view, the site is typical of the character area description. An open exposed plateau forming the 
eastern shoulder to the scenic Sor Brook Valley.  
 
To the south, adjacent to the site, the Roman Fields development is being built out. This scheme will 
include open space and green infrastructure to the northern boundary immediately abutting the 
application site, with development on the lower ground falling back towards Banbury.  
 
East of the site, opposite Warwick Road adjacent land has outline planning consent. This scheme 
would also include open space and green infrastructure over the northern higher parts of the site, 
which is intended to contribute to a visual and physical buffer to the village of Hanwell.  
 
Design Commentary 
Overview 
Generally, development of the site would perpetuate an emerging pattern of suburban sprawl. The 
site, together with the Roman Fields development would be visible in views from within and from the 
opposite side of the Sor Brook Valley. Although the site is reasonably well located for the local food 
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store (around 800m/10m walk), it is some distance from the nearest Primary School (around 2km/30m 
walk). All vehicle movement would be throttled onto the B4100 Warwick Road. A number of potential 
footpath and cycle linkages are identified, however these are all ‘illustrative’ at this stage and subject 
to agreement and further detail.  
 
Illustrative Masterplan Framework 
The purpose of an illustrative masterplan at the outline stage is to show how the proposed quantum of 
development could be achieved, whilst demonstrating an appropriate design response to context and 
character. In my view, the masterplan framework does not achieve this.  
 
The framework shows that development would extend tight to the site’s outer boundaries. It does not 
reflect the landscape strategy expressed within the LVA to, ‘locate the built development away from 
the site boundaries to maximise space for new planting…’  
 
The main open space area is located on the lower part of the site, adjacent to the Roman Fields 
development. This creates unnecessary separation from this emerging settlement edge and extends 
development further north into the countryside. Effectively creating a dispersed settlement pattern 
rather than the compact urban form advocated by the NPPF and National Design Guide.  
 
The access proposal would form a single long cul-de-sac, throttling all movement onto Warwick Road, 
rather than the dispersed and connected movement network expected by policy and guidance. 
 
In relation to the internal detailed masterplan arrangement, I make the following comments:   

• The plan suggests an overwide main street with verges and access roads (effectively 3 
carriageways). The design would not provide adequate levels of containment or reflect local 
character and context.   

• The identified ‘key frontages’ would not address the main southern open space. It is unclear 
how the site’s outer boundaries would be addressed.  

• Open space proposed at the centre of the site is poorly defined. The curved development 
parcels would create several ‘left-over spaces’ The proposed green corridor does not seem to 
the main desire line. This is likely to be linkages to the open spaces quieter routes within the 
adjacent Roman Fields scheme rather than the busy Warwick Road. 

 
I suggest the framework masterplan needs to be amended to address comments, and demonstrate 
an acceptable framework can be achieved.  
   
Design evolution 
Notwithstanding pre-application design commentary, I consider the earlier masterplan (page 47 of the 
DAS) to be a stronger design response than the application framework. The pre-app masterplan 
includes the following principles that have not been carried forward to the application: 

• Dark green shading that suggests significant woodland planting west of the site (within the 
blue line) 

• A larger set back from the site’s north-western corner.  
• A clearer set back from Warwick Road.  
• A green corridor that connects a new footpath link and Roman Fields development.  
• A central open space that is well defined and articulated by development. 
• A dispersed framework of streets rather than the dominance of a single wide street.  
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It is very disappointing that the submitted scheme has moved away from these important principles 
that formed part of the pre-application package.  
  
Pedestrian and Cycle Connections 
The Transport Assessment (TA)  states that there is an access rights agreement with the adjacent 
Roman Fields Development. However, the linkages shown on the plans are illustrative, with no details 
of how linkages would be achieved at this stage. The consented drawings for the adjacent 
development do not include corresponding footpaths to the site boundaries. I suggest the red line 
needs to be extended to include the Roman Fields land that is required to create connected footpath 
and cycle linkages. 
 
Landscape and Visual Response  
The Landscape assessment downplays the sensitivity of views and the likely overall visual impact.  
 
It states that the sensitivity of views experienced from within the Sor Brook Valley and the opposite 
side of the valley would be ‘Low’. I have concluded that the sensitivity is ‘Medium’. The assessment 
goes onto downplay the extent of views, characterising them as ‘glimpses’ and ‘partial’ views, 
whereas I consider there to be ‘open’ views.  
 
Overall, I consider the visual sensitivity from views within the Sor Brook Valley and the opposite side 
of the valley, to be ‘HIGH’ i.e. ‘an open view of the site from a viewpoint that has a medium scenic 
value’. I consider the magnitude of change to be ‘medium’  - ‘partial loss or negative alteration to 
view’.  
 
Based on the landscape consultants methodology, I conclude that the overall significance of effect 
should be considered ‘MODERATE’ rather than ‘Minor’ or ‘Negligible’ as set out in the application 
LVA. A Moderate effect is considered of local significance and ‘may be a key decision-making issue’.  
 

 
 
The effects could be reduced to low or negligible if adequate woodland planting was deployed along 
the site’s western boundary.  
 
Summary and Conclusion 
If the principle of development in this location is considered acceptable, I suggest the following design 
amendments: 

• Update masterplan principles to reflect those put forward at pre-application stage.  
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• Establish a more compact form of development and relationship with the emerging Roman 
Fields scheme. 

• Consider western edge woodland planting potentially within the blue line to address views 
from within the valley.  

• Commit to pedestrian and cycle linkages north and south of the site – include Roman Fields 
land – extend the red line if required.   


