
OBJECTION REPORT BY THE KEEP HANWELL VILLAGE RURAL ACTION 
GROUP (KHVRAG) 

 

 
 
 

IN RESPECT OF AN OUTLINE PLANNING APPLICATION REF 26/00781/OUT BY 
TRINITY COLLEGE FOR 

 
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. 
 

AT 
 

LAND TO THE WEST OF WARWICK ROAD, BANBURY 
 
 

LOCAL PLANNING AUTHORITY REF NO:  26/00781/OUT 
 
 
 
 
 
 
 
 

4 The Courtyard, Timothy’s Bridge Road, Stratford upon Avon, CV37 9NP 
T: 01789 414097 E: mail@stansgate.co.uk W: www.stansgate.co.uk 

 
 
 

JUNE 2026 

http://www.stansgate.co.uk/


Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 1 June 2026 
Stansgate Planning  
 

CONTENTS 

Executive Summary 

1. Introduction  

2. Site and Surroundings 

3. The Development Plan 

4. Housing Land Supply 

5. Reasons for objecting to planning application 26/00781/OUT 

Conflict with the spatial strategy 

Character and appearance 

Harm to heritage assets 

Loss of best and most versatile agricultural land 

6. Assessment of Benefits and Harm 

7. Summary and Conclusion 

 

 

 

 

 

  

EXECUTIVE SUMMARY 
 
This Report by the Keep Hanwell Village Rural Action Group (KHVRAG) is made in respect 
of an outline planning application ref 26/00781/OUT by Trinity College for “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.” There are four objections: 
 

1. Conflict with the spatial strategy, which sets limits to growth for Banbury and 
Hanwell.  

2. Harm to character and appearance of the area, including coalescence. 
3. Impact on heritage assets. 
4. Loss of best and most versatile agricultural land 

 
The proposal is in conflict with Cherwell Local Plan 2011-2031 Policies PV 1, ESD 13, 15 and 
17, and conflicts with draft policies COM11, COM13, COM26 and COM27 of the emerging 
Local Plan anticipated for adoption in June 2026. Upon adoption of the new Local Plan, the 
Council will be able to demonstrate a 7.6 year supply of deliverable housing in the district. 
NPPF paragraph 12 applies to the decision, whereby “permission should not usually be 
granted”. The combined benefits of the proposal, which include market and affordable 
housing, attract weight in favour of the application.  However, these benefits do not indicate 
that the plan should not be followed. Therefore, the planning application should be refused. 

 
 
 
 
 
 
 
 
 
 
 
 



Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 2 June 2026 
Stansgate Planning  
 

1. INTRODUCTION 

 

1.1 This Objection Report by the Keep Hanwell Village Rural Action Group (KHVRAG1; 

www.keephanwellvillagerural.com) is made in respect of an outline planning 

application ref 26/00781/OUT by Trinity College for “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” at Land to the West of Warwick Road, Banbury. 

A copy of the location plan and parameters plan is at Appendix 1. This report has 

been prepared with the help of Stansgate Planning Consultants Ltd. 

 

1.2 Pre-application advice ref 25/00899/PREAPP was given by Cherwell District Council 

on 28th May 2025 for proposed residential development of around 220 dwellings with 

associated open space, biodiversity enhancement, surface water drainage attenuation 

and access. The advice was provided in the context that the Council were unable to 

demonstrate a five-year housing land supply in the district. 

 

1.3 To the applicant’s own admission at Paragraph 4.2.4 of the submitted Planning 

Statement, it states: 

 

“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.” 

 

1.4 The applicant claims to have addressed all the above matters within the outline 

planning application, supported with a Landscape and Visual Appraisal, and a 

Framework Masterplan. 

 

1.5 KHVRAG agrees with the planning officer’s pre-app conclusion above and goes further 

by highlight other matters that form the basis of a robust objection to the proposed 

 
1 A list of committee members is on our website 

http://www.keephanwellvillagerural.com/
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development. KHVRAG objects to the planning application for these four main 

reasons: 

1. Conflict with the spatial strategy, which sets limits to growth for Banbury and 

Hanwell. In the case of Hanwell, there is clear conflict with policy PV1.  

2. Harm to character and appearance of the area, including coalescence. 

3. Impact on heritage assets. 

4. Loss of best and most versatile agricultural land 

 

2. SITE AND SURROUNDINGS 

 

2.1 The site comprises two parcels of greenfield land located to the north-west of Banbury 

and to the south-west of Hanwell village. One parcel is subject of the main residential 

development whereas the other parcel is solely for the delivery of ‘on-site’ biodiversity 

net gain. Banbury is one of the main towns of the district. Both parcels comprise a mix 

of Grade 2 and 3a agricultural land. There is a Public Right of Way (footpath 191/5/10) 

located to the west of the site. 

 

2.2 Other land to the north of Banbury is subject to planning permissions for residential 

development. To the east of the application site is an approved outline application (ref. 

23/00853/OUT) for 170 dwellings (yellow parcel 2 at Figure 1). Both these sites when 

consider together would form an incongruous peninsula of ribbon development along 

Warwick Road which would be located further away from the services and facilities in 

Banbury. 

 

  

Figure 1: Aerial view showing approximate site boundaries of application site and neighbouring land for 

residential development (Source: Google Maps). 
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2.3 To the south-east of the application site is newly built residential development (ref. 

12/01789/OUT), which has been built out in phases, forming the delivery of ‘Banbury 

5’, described in the Cherwell Local Plan as: 

Policy Banbury 5: North of Hanwell Fields Development Area: 26 hectares 
Development Description: Located at the northern edge of Banbury, this 
residential-led strategic development site will provide approximately 544 
dwellings with associated facilities and infrastructure in a scheme that 
demonstrates a sensitive response to this urban fringe location. 

 

2.4 The emerging Local Plan saves Policy Banbury 5 and Policy Banbury 18 as part of 

emerging Policy BAN1 (Banbury Area Strategy), as shown at Figure 2 below. 

 

Figure 2: Adopted Policies Map, annotated to show Banbury 5 and Banbury 18, with application site 

26/00781/OUT identified by red star. 

 

2.5 In the Cherwell Local Plan 2011-2031 Part 1, Hanwell is an “all other villages” category 

of village. In the emerging Cherwell Local Plan Review 2042 Proposed Submission 

Document (Regulation 19) December 2024, Hanwell falls again into “all other villages” 

and is therefore a Category C Village, described as “generally smaller villages 

containing only a limited number of services and facilities. Poor/irregular access to 

public transport.” Hanwell’s services and facilities are limited to St Peters Church and 

a pub (Moon & Sixpence). 

 

2.6 The adopted Policies map does not identify a “built-up limits” of Hanwell or any other 

village. However, it is evident that the application site is located in the open 

countryside, adjacent to but beyond the existing built-up limits of Banbury and Hanwell. 
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A Conservation Area covers most of Hanwell village. An extract from the Hanwell 

Conservation Area Appraisal (2007) is shown at Figure 3 below. 

 

Figure 3: Hanwell Conservation Area boundary. 

 

2.7 In the emerging Cherwell Local Plan Review 2042 Proposed Submission Document 

(Regulation 19) December 2024, the application site is located within the Banbury – 

Hanwell Strategic Gap, as shown at Figure 4 below. Key characteristics that are 

important to the maintenance of the Strategic Gaps are provided at Appendix 4 of the 

emerging Local Plan and proposals are to be assessed against the criteria set out in 

draft Policy COM:13 (Settlement Gaps). 

 

Figure 4: Extract from emerging Cherwell Local Plan Review 2042 (Regulation 19) December 2024 
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3. THE DEVELOPMENT PLAN 

3.1 Under section 38(6) of the Planning and Compulsory Purchase Act 2004, applications 

and appeals are to be determined in accordance with the development plan, unless 

material considerations indicate otherwise.  

 

3.2 The Development Plan comprises: 

1. Cherwell Local Plan 2011-2031 Part 1 (CLPP1).    

2. ‘Saved’ policies within the Cherwell Local Plan 1996 (CLP 1996).  

3. Cherwell Local Plan 2011-2031 (Part 1) Partial Review - Oxford's Unmet Housing 

Need. 

 

3.3 Cherwell District Council submitted its Cherwell Local Plan Review 2042 to the 

Secretary of State for Independent Examination on 31 July 2025 and the hearing 

sessions of the examination of the Local Plan commenced in February 2026. The Local 

Development Scheme (2025) anticipates the emerging Local Plan to be adopted in 

June 2026. Therefore, draft policies of the emerging Local Plan are material 

considerations in the determination of planning applications. 

 

Other material considerations 

3.4 These include: 

• National Planning Policy Framework (2024); 

• Planning Practice Guidance; 

• Hanwell Conservation Area Appraisal (2007); 

• Local Plan Review 2042 Submission Plan Settlement Gaps Topic Paper (2025); 

• Cherwell Landscape Sites Assessment (2024); 

• Banbury Green Buffer Report – Evidence Base for the Green Buffers Around 

Banbury (26th September 2013), by LDA Design.  

• Housing & Economic Land Availability Assessment 2025.  

• National Design Guide 2019. 

3.5 These documents are discussed in more detail below. 
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Local Plan Review 2042 Submission Plan Settlement Gaps Topic Paper (2025) 

 

3.6 This topic paper was submitted as part of the evidence base for the Cherwell Local 

Plan Review 2042 Submission Plan (Regulation 19) and outlines the Council's position 

on proposed ‘Settlement Gaps’ as set out in draft Policy COM13, Appendix 4 and draft 

Policy BIC H1 Policy Map. 

 

3.7 The topic paper states that the “principal objective is to provide key principles and 

guidance specific to the identified areas to avoid coalescence and retain the separate 

identity of settlements”. 

 

3.8 Draft Policy COM13 is not intended to preclude suitable development and rather 

guides development proposals and provides a clearer basis on which harm to 

settlement identity and separation can be assessed. 

 

 

Cherwell Landscape Sites Assessment (2024) 

 

3.9 This report, also referred to as the Green Gaps Study 2024 (Evidence document NE9), 

prepared by Land Use Consultants (September 2024) on behalf of Cherwell District 

Council, assesses land in landscape and visual amenity terms to accommodate 

development, and to determine any site-specific constraints and opportunities. The 

report considers 28 sites, with the closest parcel to the application site being Banbury 

L1, as shown at Figure 5 below. 
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Figure 5: Site locations assessed in the Cherwell Landscape Sites Assessment 2024 

  

3.10 The assessment of Banbury L1 makes the following commentary on the wider area’s 

settlement form and edge which is relevant to the application site and Hanwell village: 

 

“In terms of Banbury’s northern extent, development has not so far encroached 

onto the sides of the valley of Hanwell Brook. The approved developments at 

Hardwick Farm and north of Hanwell Fields will change this but there is 

nonetheless an increased sense, with distance northwards, of intrusion into 

separate, rural valley (moderate sensitivity).” 

 

3.11 The assessment also comments on the settlement setting between Banbury and 

Hanwell, stating the following: 

 

 “In physical terms the gap between Banbury and Hanwell is narrower on the 

plateau to the west, where Gullicotte Lane joints the two settlements. A strong 

tree belt on edge of Banbury largely screens the existing urban area from view 

but developed allowed at appeal to the east of Warwick Road (23/00853/OUT) 

will weaken this gap. The gap is wider in the vicinity of site L1, and although 

development extending north along the valley side above Hanwell Brook can 

be seen as expansion of the urban area towards Hanwell most of the 

assessment area is east-facing and so is more peripheral to the village’s setting 

(moderate sensitivity). The north-western edge of the site is more north-facing, 
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so development here would represent a stronger encroachment (higher 

sensitivity).” 

 

3.12 Banbury L1 was given a sensitivity score based on different parts of the site, with the 

western part of the site closest to the application site scoring ‘moderate high’ for 

residential development. The assessment concluded the following: 

 

“The principal issue is perceived encroachment on an undeveloped valley 

landform to the north, visible in some long views, and the impact of this on the 

site’s relationship with Hanwell… 

… The following features/characteristics are identified as the principal 

constraints to development within the site. They are also indicated on the 

aerial view below. 

• The valley landscape that retains some rural character, and which can 

be seen in some long views from the east side of the Cherwell Valley. 

• Proximity to Hanwell village, role in its rural setting and perceived 

weakening of its separation from Banbury.” 

 

Banbury Green Buffer Report – Evidence Base for the Green Buffers Around Banbury 

(September 2013), by LDA Design 

 

3.13 This report formed part of the evidence base for the adopted Local Plan. It was 

commissioned by Cherwell District Council to review the potential for a Green Buffer 

policy involving land around Banbury. The report states: 

The brief requires this study to determine clear criteria for inclusion of land 
within the Green Buffer, review the illustrative Green Buffer against those 
criteria and recommend revised boundaries to the Green Buffers, ensuring that 
areas recommended for inclusion meet the requirements of the emerging 
Green Buffer policy.  

 

3.14 Land between Banbury and Hanwell is identified as ‘Green Buffer 1: Hanwell’. Extracts 

from the report are at Appendix 2. The report states: 

The main purposes of the Hanwell Green Buffer are to:  

• Prevent coalescence between the village of Hanwell and the northern 
edge of Banbury; 

• Provide a gap between the village of Hanwell and Banbury;  

• Protect the setting of Hanwell as a historic village and designated 
Conservation Area;  
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• Protect the setting and identity of the castle and church as valuable 
historic features;  

• Protect the approach to the village both from the east and west and the 
green approaches to Banbury from the north;  

• Protect important views over the rural landscape between Hanwell and 
Banbury; and  

• Protect the historic routeways between Hanwell and Banbury.  

 

3.15 The report also states: 

• The Green Buffer policy will ensure that this area is kept free from further 
built development which would be harmful to the rural character of the 
landscape, thereby also ensuring the settlements do not coalesce. 

• The southern extent of the Hanwell Green Buffer aligns with the edge of the 
Strategic Housing Sites at Banbury 2 and 5 and Dukes Meadow Drive.  

• Defining the area as Green Buffer not only ensures that the setting to the 
town is maintained, but also that the approach to Banbury is retained and 
development does not extend along the ridge line towards Little Bourton. 

• At Banbury 5, located on the south western edge of the Hanwell Green 
Buffer, green infrastructure provision on the northern edge of the allocated 
site is likely to fulfil the criteria for inclusion within the Buffer and perform an 
important role ensuring a distinct gap is retained between Banbury and 
Hanwell, and that the settlements do not coalesce, also protecting the 
setting of the historic village. 

 

3.16 The application site lies adjacent to Green Buffer 1, separated only by Warwick Road, 

and therefore has a clear relationship and purpose to preventing coalescence and 

protecting the character and distinctive views that separate Banbury from the village 

of Hanwell.  
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4. HOUSING LAND SUPPLY 

  

4.1 The Council’s Annual Monitoring Report (2025) sets out that the District has a 4.3-year 

housing land supply, calculated in accordance with the Standard Method. However, 

the Housing Delivery Topic Paper which forms part of the evidence base for the 

emerging Local Plan states the following: 

 

“the Plan is expected to deliver a 7.6 year housing supply for the period 2026 

– 2031. It should also be noted that even if the supply of housing in the early 

part of the Plan period (2020 – 2025) is discounted, the projected land supply 

is 7 years with a healthy contingency of 2031 homes.” 

 

4.2 The applicant’s Planning Statement reads: 

 

5.9.1 The Council’s most recent position on the five year housing land supply 
within the District was published on the 2nd 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. 

 
5.9.2 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 
16th December 2025, and in the Decision Notice the Inspector notes 
the following on Cherwell’s housing land supply: 
 

“I 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.” 

 
5.9.3 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. 

 

4.3 However, the applicant fails to take into consideration the advanced stage of the 

emerging Local Plan which includes updated housing calculations as part of its 

evidence base, as discussed above. 
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5.  REASONS FOR OBJECTING TO PLANNING APPLICATION 26/00781/OUT 

 

5.1 This section of the report provides the principal reasons why KHVRAG objects to the 

proposed development. 

 

FIRST OBJECTION – CONFLICT WITH THE SPATIAL STRATEGY 

 

5.2 The Introduction and Section A of the Cherwell Local Plan 2011-2031 deals with the 

strategy for the distribution of development. Page 10 states: 

  Vision, Strategy and Objectives 
 vi. Underpinning the Local Plan is a vision and a spatial strategy for Cherwell 

District. Our spatial strategy for how we manage the growth of the District can 
be summarised as: 

• Focusing the bulk of the proposed growth in and around Bicester and Banbury. 

• Limiting growth in our rural areas and directing it towards larger and more 
sustainable villages. 

• Aiming to strictly control development in open countryside. 
 

5.3 Local Plan paragraph 1.13 states: “The Plan is policy driven, with a number of 

transformational steps proposed to secure… quality urban, rural and natural 

environments… clear limits to growth for both Banbury and Bicester.”   

 

5.4 The table within Policy BSC1 demonstrates this vision with approximately 10,000 

homes planned at Bicester, 7,300 at Banbury and 5,392 across the rest of the district. 

To achieve this vision, the Local Plan identifies several strategic housing and 

employment sites in and around Banbury. The application site is not one of them. It is 

not an allocated housing site within the CLP 2011-2031. 

 

5.5 The emerging Local Plan maintains a similar strategic approach, with paragraph 3.1 

stating the following: 

 

 District 

• Focus new development at Bicester, Banbury and to a lesser extent in 

the Kidlington area 

• Raise design standards and improvements to the built environment to 

elevate the attractiveness of our towns and villages, while conserving 

our historic environment 
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• Ensure that new development improves wellbeing through design, 

accessibility, social interaction, the provision of amenities and facilities 

and opportunities for active travel and recreation 

 

Banbury 

• Deliver committed development and provide for some limited additional 

growth reflecting the topographical, landscape and rural character 

constraints of the town’s edge 

• Seek strategic transport improvements to encourage active travel, 

reduce congestion and pollution, and reduce cross town traffic by 

motorised vehicles. 

 

Rural Areas 

• Protect the identity and character of our villages and rural areas and 

avoid unplanned development in the open countryside 

• Direct the development of new housing to the larger and more 

sustainable villages that offer a wider range of services, and to a lesser 

extent to villages that are well-connected to our urban areas and 

sustainable villages 

• Protect the character of locally designated landscapes, and preserve 

and enhance conservation areas and registered parks and gardens and 

their settings. 

 

5.6 There is no buffer around Banbury whereby piecemeal residential development is 

automatically acceptable in principle. There are limits to growth and each case must 

be judged on its merits. Whilst limited development adjacent to Banbury is consistent 

with that part of the vision of focussing growth in and around Banbury, the applicant 

has provided no evidence that the proposed development site has better attributes 

than other land around the perimeter of Banbury. 

 

5.7 This proposed development has reasonable accessibility to services and facilities, as 

one would expect of any land on the urban fringe of Banbury. However, its accessibility 

is not special or exceptional. For example, the nearest primary school and secondary 

school are located too far away (1.3km and 1.4km respectively) to be a reasonable 
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walking distance, which is defined by the National Design Guidance (2019) as 800m2. 

The nearest major employment site is 1.8km away. Furthermore, recent residential 

developments neighbouring the application site already rely on these services and 

facilities and the proposals do not provide any new amenities in this regard. The 

addition of a further 200 homes would therefore exacerbate pressure on these services 

and facilities. 

 

5.8 The proposal will breach a clear limit to growth for Banbury because it conflicts with 

objectives of the Plan that seek to: 

• Provide quality urban, rural and natural environments. 

• Limit growth in rural areas. Hanwell is not a sustainable village for growth. 

• Strictly control development in open countryside. The proposed development 

fills in a gap between Banbury and Hanwell and will result in coalescence of 

the two settlements.  

 

5.9 The ‘coalescence’ objection is explored in more detail in the next chapter of this report 

(Character and Appearance). However, another manifestation of coalescence is that 

the proposal represents an urban extension of both Banbury and Hanwell, especially 

when combined with the 170 houses on the Vistry Homes site which itself is within a 

few metres of gardens on the southern edge of Hanwell. Therefore, notwithstanding 

the district wide housing distribution (Policy BSC 1), Policy Villages 1 (Village 

Categorisation) is relevant because the proposed development is in close proximity to 

Hanwell village. PV1 groups villages into three separate categories (A, B and C). This 

policy identifies the most sustainable villages (Category A) and their 'satellite' villages 

(B) where minor development within built-up limits will, in principle, be supported 

(typically a site of less than 10 dwellings). Hanwell is a Category C village. PV1 states 

“Only Category A (Service Centres) and Category B (Satellite Villages) will be 

considered to be suitable for minor development in addition to infilling and 

conversions.” As the proposal does not constitute “infilling and conversions” it is in 

conflict with Policy PV1. 

 

5.10 Draft Policy COM13 (Settlement Gaps) of the emerging Local Plan is also explored in 

more detail below as this requires development proposals within an identified ‘strategic 

gap’ to have regard to the characteristics of the gap. 

 
2 Paragraph 62 and page 20 of the NDG. An 800m walking distance also corresponds with pages 29 and 30 of 

‘Planning for Walking’ (CIHT, April 2015). 



Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 15 June 2026 
Stansgate Planning  
 

Conclusion 

 

5.11 In respect of spatial strategy, the proposal is in conflict with the vision, objectives and 

policies of the Cherwell Local Plan 2011-2031 and the emerging Local Plan that seek 

to limit growth in rural areas (among other things), breaches Policy PV1 due to its close 

proximity to Category C village Hanwell, and is in conflict with draft Policy COM13. 

 

SECOND OBJECTION – CHARACTER AND APPEARANCE 

 

5.12 There are two parts to this “character and appearance” objection: 

1. Coalescence between Banbury and Hanwell; 

2. Landscape character and visual amenity. 

 

Coalescence 

 

Material considerations 

 

5.13 As set out in the earlier chapter dealing with ‘other material considerations’, the Local 

Plan Inspector's Report following examination of Regulation 19 draft of the current 

Local Plan states: 

“Policy ESD 15 [Green Buffers] is unnecessary, as all the other relevant policies 
including ESD 13 which addresses some of the same matters should be 
suitable and sufficient in practice to protect vulnerable gaps between 
settlements from inappropriate development and avoid coalescence.”   

 

5.14 Effectively, deleting draft Policy ESD 15 was conditional upon the retention of other 

policies that would afford equivalent protection of the vulnerable gap between Banbury 

and Hanwell. In other words, the Local Plan Inspector wanted to protect vulnerable 

gaps between settlements, such as the Banbury-Hanwell green buffer, from 

inappropriate development and the avoidance of coalescence. This material 

consideration carries significant weight against the Trinity College proposal.   

 

5.15 Following the Local Plan Inspector’s report, the adopted Cherwell Local Plan 2011-

2031 does not include a separate Green Buffer policy. However, the positive role of a 

gap or ‘green buffer’ between Banbury and Hanwell, and the harm caused by infilling 

that gap, is clearly evident from the Green Buffer report appraisal and concern 

expressed by the Local Plan Inspector. In practice, adequate protection of that 

“vulnerable gap” is not provided by a separate Green Buffer policy (which currently 
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does not exist) but by other policies in the adopted Local Plan; in particular policies 

ESD 13 and 15. 

 

5.16 The Local Plan Inspector’s Report concluded that Banbury 5 (whereby the application 

site lies adjacent to) could only be adopted as an allocated site for housing 

development on the basis that it was “retaining a sufficient distance of about 500m 

from the village of Hanwell to the north (and about 400m from the southern boundary 

of its CA) to ensure that the setting of its CA is preserved, coalescence does not occur 

and that Hanwell would retain its separate identity.” This ‘sufficient distance’ ensures 

preservation of the setting of Hanwell Conservation Area, prevention of coalescence 

and retention of the separate identify of Hanwell. The adopted Cherwell Local Plan 

2011-2031 includes the Banbury 5 site with its ‘sufficient distance’ from Hanwell, which 

corresponds with the Local Plan Inspector’s requirements to limit the extent of 

northward growth of Banbury. 

 

5.17 Notwithstanding this, Policy COM13 (Strategic Gaps) of the emerging Local Plan 

reintroduces the concept of this ‘green buffer’ to re-establish important gaps by 

avoiding development where this would lead to coalescence and protect the character 

if rural settlements. Paragraph 3.296 of the emerging Local Plan states the following: 

  

 “In supporting this approach, the Council commissioned a Green Gaps Study. 

The primary function of the gaps identified in this study is to: 

• Avoid coalescence and retain the separate identity of settlements 

• Protect high quality landscapes on the urban fringe and provide access 

to the countryside.” 

 

5.18 In light of this, Policy COM13 states the following: 

 

 The Council will seek to maintain the separate identity of settlements and 

prevent coalescence of built-up areas. 

 

Development proposals will only be considered favourably where: 

i. The physical and visual separation between the settlements is not 

diminished; 

ii. Cumulatively, with other existing or proposed development, it does not 

compromise the physical and visual separation between settlements; 
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iii. It does not lead to a loss of environmental or historical assets that 

individually or collectively contribute towards local identity, and 

iv. It is proposed through a Local Plan, Neighbourhood Plan or 

Neighbourhood Development Order. 

 

Development proposals within a strategic gap must have regard to the 

characteristic of the gap it is likely to affect (as shown in Appendix 4) and will 

be required to: 

vi. Respond appropriately to the strategic gap characteristics and 

significance; 

vii. Respond appropriately to the recommendations for the preservation 

and enhancement of the strategic gap, and 

viii. Avoid loss of key characteristics and significance of the strategic gap. 

 

5.19 When assessed against Policy COM13 of the emerging Local Plan, the proposed 

development by Trinity College will have a substantially harmful effect to this strategic 

gap as it will: 

• Diminish the physical and visual separation between Banbury and Hanwell. 

• Cumulatively with the extant permissions for large-scale residential that neighbour 

the application site, the strategic gap is already being encroached towards Hanwell 

and the proposals would only exacerbate this compromise of the physical and 

visual separation between Banbury and Hanwell. 

 

Landscape character and visual amenity 

 

5.20 The applicant’s Planning Statement reads: 

6.9.5 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.  

 

5.21 The application fields are part of the open countryside and their development will 

undoubtedly significantly harm landscape character and visual amenity. The fields to 

the south of Hanwell are part of what makes Hanwell feel like a separate settlement 

and crucially protects the village from being diminished from ever-growing 

development heading towards Hanwell. Moreover, the applicant’s assessment of the 

magnitude of change is disputed by KHVRAG, and the applicant’s LVA has also raised 

concern from the Council’s Urban Design Officer as discussed below. 
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 Landscape Visual Appraisal (LVA) submitted by the applicant 

 

5.22 The applicant has submitted a Landscape Visual Appraisal (LVA), prepared by 

Hankinson Duckett Associates. The LVA highlights that the applicant engaged in pre-

application discussions with the Council regarding a 220-dwelling proposal for the site. 

The LVA provides a summary of the response provided by the Council stating the 

following: 

“Notwithstanding the HELAA above, the site is located on a plateau above 
Banbury Town and the adjacent Sor Brook and therefore, due to the visual 
prominence of the site and its exposed nature when viewed from the local 
footpath network, Warwick Road and Wroxton Road across the valley, any 
subsequent application would need to be accompanied by a LVIA…..”. 

 

5.23 Despite the Council’s request for the submission of a Landscape Visual Impact 

Assessment (LVIA), the applicant has proceeded without this detailed assessment and 

is rather relying on a watered-down Landscape Visual Appraisal. 

 

5.24 Notwithstanding this, KHVRAG do not agree with the applicant’s assessment made 

regarding the visual sensitivity of the site and the overall visual impact resulting from 

the proposed development. In particular, the LVA states that the sensitivity of views 

experienced from within the Sor Brook Valley and the opposite side of the valley would 

be ‘low’. We note that the Council’s Urban Design Officer disagrees with the applicant 

in this regard. The level of sensitivity should be increased to ‘high’ and he adds that 

the LVA downplays the extent of views, characterising them as ‘glimpses’ and ‘partial 

views’ whereas it is quite clear that these views are indeed open and are therefore 

more vulnerable to changes in the landscape. The Urban Design Officer concludes 

that based on the landscape consultants methodology, the assessment should 

conclude that the overall significance of effect should be considered ‘moderate’ rather 

than ‘minor’ or negligible’ as set out in the LVA. 

 

 Masterplan Framework submitted by the applicant 

  

5.25 The applicant has submitted an illustrative Masterplan Framework as shown below at 

Figure 7. 



Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 19 June 2026 
Stansgate Planning  
 

 

 

Figure 7: Extract from Masterplan Framework (drawing ref. SK04-A) 

 

5.26 The Urban Design Officer has commented on this plan, stating the following: 

 

 “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. 
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 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.” 

 

5.27 KHVRAG agree in full with the above comments. 

 

Planning policy context  

 

5.28 Paragraph C115 of the Cherwell Local Plan 2011-2031 states “Banbury also has 

valued landscapes on the edge of the town where growth is not appropriate.” The gap 

between Banbury and Hanwell is one such valued landscape. Therefore, NPPF 

paragraph 187(a) and (b) applies to the proposal which states the following: 

 

 Planning policies and decisions should contribute to and enhance the natural 

and local environment by: 

a) protecting and enhancing valued landscapes, sites of biodiversity or 

geological value and soils (in a manner commensurate with their 

statutory status or identified quality in the development plan) 

b) recognising the intrinsic character and beauty of the countryside, 

and the wider benefits from natural capital and ecosystem services 

– including the economic and other benefits of the best and most 

versatile agricultural land, and of trees and woodland; 

 

5.29 Policy ESD 13 (Local Landscape Protection and Enhancement) states: 

 

Opportunities will be sought to secure the enhancement of the character and 

appearance of the landscape, particularly in urban fringe locations, through the 

restoration, management or enhancement of existing landscapes, features or 

habitats and where appropriate the creation of new ones, including the planting 

of woodlands, trees and hedgerows.  

 

Proposals will not be permitted if they would: 

• Harm the setting of settlements, buildings, structures or other 

landmark features, or  

• Harm the historic value of the landscape. 
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5.30 The site is located in an urban fringe of an already expanded part of Banbury and the 

proposed development does not enhance the character and appearance of the 

landscape nor the setting of Banbury and Hanwell. Furthermore, in the context of 

Policy ESD 13, the proposal will: 

 

• Cause undue visual intrusion into the open countryside; 

• Be inconsistent with local character; 

• Cause harm the setting of Banbury and Hanwell; 

• By virtue of its proximity to Hanwell Conservation Area, harm the historic value 

of the landscape.  

 

5.31 The proposal is also in conflict with Policy ESD 15 (The Character of the Built and 

Historic Environment). With regard to the first paragraph of ESD15, it does not 

“complement and enhance the character of its context through sensitive siting, layout 

and high quality design.” The proposed development also does not: 

 

• Be designed to deliver high quality safe, attractive, durable and healthy places 

to live and work in. Development of all scales should be designed to improve 

the quality and appearance of an area and the way it functions 

• Contribute positively to an area’s character and identity by creating or 

reinforcing local distinctiveness and respecting local topography and landscape 

features, including skylines, valley floors, significant trees, historic boundaries, 

landmarks, features or views, in particular within designated landscapes, within 

the Cherwell Valley and within conservation areas and their setting 

• Integrate and enhance green infrastructure [see below].  

 

5.32 Policy ESD 17 relates to ‘Green Infrastructure’ and at paragraph B.274 includes 

“accessible countryside in urban fringe areas”. One such parcel of land is the proposed 

development site. The proposal will be in conflict with Policy ESD17 by virtue of 

urbanising a distinctive and attractive part of the countryside on the fringes of Banbury 

and Hanwell, thereby failing to maintain green infrastructure, reducing valuable open 

space between the two settlements and worsening connectivity to the wider 

countryside. 

 

5.33 Policy COM11 (Cherwell Local Landscape Designations) of the emerging Local Plan 

seeks to protect areas with locally appreciated scenic value and aims to ensure 
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development proposals respond to the valued features and qualities of its local 

landscape and contribute to a distinctive sense of place. The draft policy is to be read 

alongside the Cherwell Local Landscape Designations Study and avoid loss or harm 

to the aspects of landscape value and qualities of the designated landscape. 

 

5.34 The Cherwell Local Landscape Designation Study (CLLDS) (2024) identifies the 

application site within the Ironstone Downs which encompasses the whole of 

Landscape Character Area 5: Incised Ironstone Plateau (see below). The CLLDS 

describes the local distinctiveness of this area as forming part of a wider distinctive 

and coherent, intact landscape of local hills and strong valley landforms, and is 

absolutely integral to the character of historic settlements, including Drayton, Hanwell 

and Hook Norton. 

 

5.35 As above, the application site is located within Landscape Character Area 5: Incised 

Ironstone Plateau. The key characteristics are as follows: 

• A unified upland area, divided by the Sor Brook and its tributaries to create a 

landscape of open, exposed plateaus, divided by scenic valleys. 

• Flatter areas are characterised by open arable farming with large areas of 

rough upland pasture. The steep valley sides are associated with pastoral 

farming, rough grazing and scrub. 

• Settlements retain a historic, rural character, with a strong vernacular of 

ironstone walls and thatch or slate roofs. 

• Major transport routes run roughly north-west to south-east along the ridges. 

Narrow local roads are sometimes sunken in the valleys. 

• Extensive views across the valleys, including to the Cotswolds National 

Landscape, which contrast with enclosed views in valley bottoms. 

• A rural landscape, remote from urban development with high levels of 

tranquillity and dark night skies. 

 

5.36 It is clear that the application site is within a sensitive landscape that is integral to 

maintaining the historic and rural character of settlements. The development proposals 

fail to respond to the valued features and qualities of its local landscape and contribute 

to a distinctive sense of place, in conflict with draft Policy COM11. 

 

Conclusion 
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5.37 In conclusion, the proposal is an unacceptable, large-scale urbanising development of 

open countryside located on the fringe of Banbury (and Hanwell). It will cause harmful 

coalescence between Banbury and Hanwell and significantly harm landscape 

character and visual amenity. The proposal is contrary to Policies ESD 13, 15 and 17 

of the Cherwell Local Plan 2011-2031 Part 1, draft Policies COM11 and COM13 of the 

emerging Local Plan, and NPPF paragraph 187(a) and (b). 

 

THIRD OBJECTION - HARM TO HERITAGE ASSETS 

 

Introduction 

 

5.38 The applicant’s Planning Statement reads: 

6.7.4 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/OUT) would further reduce any potential visual or 
perceptual relationship between the site and the conservation area. 

 
6.7.9 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. 

 

5.39 The applicant has also submitted a Heritage Statement, prepared by Orion Heritage 

(2026) which makes the following conclusions regarding the Hanwell Conservation 

Area: 

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

nearby heritage assets. As is identified by the applicant, the site forms part of the 

Hanwell Conservation Area’s wider rural and agricultural context. However, the 

proposals fail to consider that the Hanwell Conservation Area is currently being 

updated with Officer’s mindful of mitigating the increasing pressures from the 

expansion of Banbury. Notwithstanding this, views between Hanwell and the 

application site are highlighted within the Hanwell Conservation Area Appraisal (2007) 

where a view of a horizon (purple arrow) is aimed directly towards the application site, 

as shown at Figure 8 below. 

 

Figure 8: Extract of Village Ends Visual Analysis from Hanwell Conservation Area Appraisal 2007 

 

5.41 The proposed development encroaches within the landscape between Hanwell and 

Banbury, thereby diminishing Hanwell’s character as a rural and historic village. It has 

a harmful impact on heritage assets in the Hanwell Conservation Area and harms its 

setting. 

 

Planning policy context 

 

Cherwell Local Plan 2011-2031 

 

5.42 Policy ESD 15 states: 
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New development proposals should: 

• Conserve, sustain and enhance designated and non designated ‘heritage 

assets’ (as defined in the NPPF) including buildings, features, archaeology, 

conservation areas and their settings, and ensure new development is 

sensitively sited and integrated in accordance with advice in the NPPF and 

NPPG.  

 

 

 

Proposed Submission Cherwell Local Plan Review 2042 (Reg 19) 

 

5.43 Draft policy COM26 (Historic Environment) states: 

 

The Council will promote development which sustains, respects or enhances 

heritage assets which contribute to the historic character of an area through 

the use of Conservation Area Appraisals, Design Guidance and Statements, 

Archaeological Assessments, Characterisation Studies and masterplanning. 

 

Proposals which would harm the significance of a designated or undesignated 

asset will not be approved, unless there are substantive tangible public benefits 

that clearly and convincingly outweigh the harm, using the balancing principles 

set out in national policy and guidance. 

 

5.44 Draft policy COM27 (Conservation Areas) states the following: 

 

Proposals for development in a Conservation Area or affecting the setting of a 

Conservation Area must conserve or enhance its special interest, character, 

appearance and setting. In particular special attention will be paid to: 

i. The location, form, scale, massing, density, height, layout, landscaping, 

use, alignment, detailing and external appearance of the development; 

ii. Views within, into or out of the Area; 

iii. The pattern of development and the effects to important green spaces, 

and other gaps or spaces between buildings and the historic street 

pattern which make a positive contribution to the character in the 

Conservation Area; 

iv. The wider social and environmental effects generated by the 

development; 
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v. Loss or harm or enhancement to features that make a positive 

contribution to the special interest, character or appearance of the 

Conservation Area; 

 

National Planning Policy Framework 

 

5.45 NPPF paragraph 212 states: 

 

“When considering the impact of a proposed development on the significance 

of a designated heritage asset, great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should 

be). This is irrespective of whether any potential harm amounts to substantial 

harm, total loss or less than substantial harm to its significance.” 

 

5.46 Paragraph 215 of the NPPF (2024) states the following: 

“Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal including, where appropriate, 

securing its optimum viable use.” 

 

5.47 The applicant’s Planning Statement reads the following: 

 
7.1.5 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.  

 
7.1.8 No harm is identified in relation to heritage impact. 
 
7.1.24 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. 

 

5.48 However, footnote 7 of the NPPF refers to policies in the Framework relating to, among 

other things, designated heritage assets. The proposed development has an impact 

on heritage assets. Therefore, in the event that there is less than a 5-year housing land 

supply in the district (which the adoption of the emerging Local Plan will change this 

anyway), NPPF paragraph 11 d(i) does not apply. 
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Conclusion 

 

5.49 In respect of impact on heritage assets, the proposal is in conflict with Cherwell Local 

Plan 2011-2031 policy ESD15, draft policies COM26 and COM27, and NPPF 

paragraphs 212 and 215. 

 

5.50 The public benefits of the proposal, set out in the conclusion of this report, are 

significant in the context of a shortfall in housing supply. However, given the advanced 

stage of the emerging Local Plan, which delivers a housing land supply of in excess of 

7 years upon adoption, the benefits do not outweigh the harm to the significance of the 

heritage asset, whereby great weight is given to the asset’s conservation. 

 

FOURTH OBJECTION – LOSS OF BEST AND MOST VERSATILE 

AGRICULTURAL LAND 

Introduction 

 

5.51 Reference is made to the applicant’s Agricultural Land Quality (ALQ) report, prepared 

by Kernon Countryside Consultants, dated March 2026. The application site is 

classified as comprising 6.4 hectares (58%) of Grade 2 and 4.7 hectares (42%) of 

Subgrade 3a agricultural land. The site therefore comprises entirely of the best and 

most versatile (BMV) agricultural land. 

 

5.52 Paragraph 5.7 of the ALQ report concludes the following: 

 

“The Proposed Development would result in the loss of a small amount of BMV 

agricultural land.” 

 

5.53 However, the proposed development results in the loss of 100% of BMV land, 

comprising 11.1 hectares. 

 



Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 28 June 2026 
Stansgate Planning  
 

Natural England publication "Guide to assessing development proposals on 

agricultural land” (February 2021). 

 

5.54 The Guide states: 

4.2 Grade 2 – very good quality agricultural land 
Land with minor limitations that affect crop yield, cultivations or harvesting. A 
wide range of agricultural and horticultural crops can usually be grown. On 
some land in the grade there may be reduced flexibility due to difficulties with 
the production of the more demanding crops, such as winter harvested 
vegetables and arable root crops. The level of yield is generally high but may 
be lower or more variable than grade 1. 
 
4.3 Subgrade 3a – good quality agricultural land 
Land capable of consistently producing moderate to high yields of a narrow 

range of arable crops, especially cereals, or moderate yields of crops including: 

• cereals 

• grass 

• oilseed rape 

• potatoes 

• sugar beet 

• less demanding horticultural crops 

 

Proposed Submission Cherwell Local Plan Review 2042 (Reg 19) 

 

5.55 Draft Policy LEC7 (Best and Most Versatile Agricultural Land) of the emerging Local 

Plan states the following: 

  

Best and most versatile agricultural land will be protected from unplanned 

development to maximise opportunities for food and other agricultural 

production. 

 

Development resulting in the loss of the best and most versatile agricultural 

land will only be supported if all of the following criteria are met: 

a) the development meets a demonstrable essential need in the public 

interest; 

b) there is insufficient lower grade land available in other suitable 

locations; 

c) the contribution to the achievement of sustainable development 

outweighs the need to protect the land, and 

d) the likely impact on existing agricultural operations has been minimised. 
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Analysis 

 

5.56 The site comprises entirely Grade 2 and Subgrade 3a BMV agricultural land, all of 

which will be lost by the proposed development. This loss is significant. Paragraph 

187(b) of the NPPF (2024) states the following: 

 

Planning policies and decisions should contribute to and enhance the natural 

and local environment by: 

b) recognising the intrinsic character and beauty of the countryside, and 

the wider benefits from natural capital and ecosystem services – 

including the economic and other benefits of the best and most versatile 

agricultural land, and of trees and woodland; 

 

5.57 Planning Practice Guidance states: 

How can planning take account of the quality of agricultural land? 

The Agricultural Land Classification assesses the quality of farmland to enable 
informed choices to be made about its future use within the planning system. 

There are five grades of agricultural land, with Grade 3 subdivided into 3a and 
3b. The best and most versatile land is defined as Grades 1, 2 and 3a. Planning 
policies and decisions should take account of the economic and other benefits 
of the best and most versatile agricultural land. 

In the circumstances set out in Schedule 4 paragraph (y) of the Development 
Management Procedure Order 2015, Natural England is a statutory consultee: 
a local planning authority must consult Natural England before granting 
planning permission for large-scale non-agricultural development on best and 
most versatile land that is not in accord with the development plan. Natural 
England has published guidance on development on agricultural land.  

Paragraph: 001 Reference ID: 8-001-20190721 

5.58 KHVRAG also has regard to NPPF footnote 65, which is written in the context of Plan-

making and states that “Where significant development of agricultural land is 

demonstrated to be necessary, areas of poorer quality land should be preferred to 

those of a higher quality”. 200 houses is a significant scale. Given the advanced stages 

of the emerging Local Plan which is supported by updated housing figures that 

demonstrate a plus five-year housing land supply (7.6 years), market-housing led 

development located on the urban fringe of Banbury is not currently necessary. With 

prejudice to KHVRAG’s case, if it were necessary to develop 200 houses adjacent to 



Objection Report: 26/00781/OUT  Land West of Warwick Rd, Banbury 

ADM/10374 30 June 2026 
Stansgate Planning  
 

Banbury, the applicant has failed to demonstrate that no other land on the urban fringe 

is capable of being developed involving poorer quality agricultural land or previously-

developed land. A plan-led approach to making housing allocations should undertake 

that preferential exercise. The applicant’s ad hoc, piecemeal approach to the loss of 

high quality BMV agricultural land conflicts with the plan-led planning system (NPPF 

paragraph 15). 

 

Conclusion 

 

5.59 The application site comprises a mix of Grade 2 and 3a agricultural land. The NPPF, 

PPG, Cherwell Local Plan and emerging Local Plan do not set a minimum site area 

threshold for taking into account any impact involving the loss of best and most 

versatile agricultural land. In this case, the proposed development would conflict with 

NPPF paragraph 187, because: 

• the entire development would involve the loss of best and most versatile land; 

• the amount of BMV loss (11.1 hectares) is significant; 

• 6.4 hectares is Grade 2 “very good quality” and 4.7 hectares is Grade 3a “good 

quality”; 

• the applicant has not demonstrated that development of this higher quality 

agricultural land is appropriate due to a lack of lower quality agricultural land 

elsewhere on the urban fringe that could be developed instead. 

 

5.60 The loss of this best and most versatile agricultural land is a significantly harmful 

consequence of the proposal. 
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6. ASSESSMENT OF BENEFITS AND HARM 

6.1 The applicant’s Planning Statement refers to several benefits, the weight of many of 

which is over-stated and fails to take into consideration the advanced stages of the 

emerging Local Plan. Should the emerging Local Plan be adopted prior to the 

determination of this application, the Council is able to demonstrate a five year supply 

of deliverable housing and policies within the Development Plan are up to date. 

Therefore, the presumption in favour of sustainable development and planning balance 

exercise is not required.  

 

6.2 Notwithstanding the above, KHVRAG make the following comments regarding the 

applicant’s planning balance exercise within the submitted Planning Statement. 

 

Benefits and neutral matters 

 

Economic  

 

6.3 The proposal will deliver construction jobs and result in an uplift in public sector 

revenues. However, there is no evidence presented that would suggest local labour 

supply is in decline and would worsen in the absence of residential development of the 

proposed development site. The applicant gives moderate weight to this benefit. 

KHVRAG gives these generic economic factors positive limited weight. 

 

Market and affordable housing  

 

6.4 The proposal will deliver the minimum affordable housing requirement of Policy BSC3 

(30% affordable housing - 60 affordable homes in the event that all 200 homes are 

delivered). The appellant gives significant weight to the benefit of housing. KHVRAG 

gives this benefit positive significant weight.  

 

Infrastructure 

 

6.5 Paragraph 7.1.15 of the Planning Statement reads: 

 

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, 
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recreational areas, and PROW connections contributing to the overall quality 

of life for residents. 

 

6.6 KHVRAG dispute the idea that the site is within a sustainable location as it is not well-

served by local amenities and public transport. Rather, future residents would likely 

rely on private motorised vehicles to travel to the necessary services and facilities 

needed for residential development. The applicant groups this benefit with the delivery 

of housing as a social benefit of positive significant weight. KHVRAG gives this matter 

negative moderate weight. 

 

Biodiversity  

 

6.7 The applicant states there will be a 19% net gain in habitat units and 32.94% net gain 

in hedgerow units, meeting the mandatory 10% net gain in biodiversity. However, it is 

noted that a separate parcel to the west of the area proposed for residential 

development is solely for the purpose of delivering biodiversity net gain “on-site”.  

 

6.8 The applicant does not attribute any weight in their balancing exercise and rather 

states that “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”. KHVRAG gives this positive limited weight. 

 

Miscellaneous 

 

6.9 The applicant’s Planning Statement reads: 

 
7.1.21 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 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. 

 
7.1.23 “the implementation of sustainable drainage systems will effectively 

manage surface water runoff, reducing the risk of flooding” 
 

6.10 These matters, whether accurately described or not, do not constitute a benefit of the 

scheme. For example, design and layout at Reserved Matters stage will be governed 

by planning policies and good design guidance. The applicant does not offer any 

weighting to these matters. KHVRAG give these matters no weight. 
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Harm 

 

6.11 There is conflict with development plan policies, government policy and guidance 

relating to spatial strategy, character and appearance, heritage assets and loss of BMV 

land, which make up the four objections by KHVRAG set out above.  
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7. SUMMARY AND CONCLUSION 

 

7.1 Keep Hanwell Village Rural Action Group (KHVRAG) has identified four main 

objections to the proposed development: 

 

1. Conflict with the spatial strategy 

 

7.2 The proposal harms the spatial strategy of the Cherwell Local Plan by virtue of 

breaching a clear limit to growth for Banbury because it conflicts with vision, objectives 

and policies of the Cherwell Local Plan 2011-2031 that seek to: 

• Provide quality urban, rural and natural environments. 

• Limit growth in rural areas. Hanwell is not a sustainable village for growth. 

• Strictly control development in open countryside. The proposed development 

fills in a gap between Banbury and Hanwell and will result in coalescence of 

the two settlements.  

 

7.3 The proposal is in conflict with the vision, objectives and policies of the Cherwell Local 

Plan 2011-2031 and the emerging Local Plan that seek to limit growth in rural areas 

(among other things), breaches Policy PV1 due to its close proximity to Category C 

village Hanwell, and is in conflict with draft Policy COM13. 

 

2. Harm to character and appearance of the area 

 

7.4 The proposal causes harmful coalescence between Banbury and Hanwell and 

substantial harm to landscape character and visual amenity. As a result, the proposal 

is contrary to Policies ESD 13, 15 and 17 of the Cherwell Local Plan 2011-2031 Part 

1, draft policies COM11 and COM13 of the emerging Local Plan, and NPPF paragraph 

187(a) and (b). 

 

3. Harm to heritage assets 

 

7.5 The proposal is in conflict with Cherwell Local Plan 2011-2031 policy ESD15, draft 

policies COM26 and COM27, and paragraphs 212 and 215 of the NPPF (2024). 

 

7.6 The public benefits of the proposal are significant in the context of a shortfall in housing 

supply. However, upon adoption of the new Local Plan, the Council will be able to 
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demonstrate a 7.6 year supply of deliverable housing in the district. In which case this 

benefit will not outweigh the harm to the significance of the heritage asset, whereby 

great weight is given to the asset’s conservation. 

 

4. Loss of Best and Most Versatile Agricultural Land. 

 

7.7 The application site comprises 6.4 hectares (58%) of Grade 2 and 4.7 hectares (42%) 

of Subgrade 3a agricultural land. This is best and most versatile (BMV) agricultural 

land, the loss of which is significantly harmful and conflicts with paragraph 187(b) of 

the NPPF (2024). 

 

Conclusion and Final balance 

 

7.8 Planning law requires that applications for planning permission be determined in 

accordance with the development plan, unless material considerations indicate 

otherwise3. There is a presumption in favour of the development plan by reason of 

s.38(6). However, should the emerging Local Plan be adopted prior to the 

determination of this application, the Council will be able to demonstrate more than 

five years’ supply of deliverable housing and the policies within the Development Plan 

will be up to date. Therefore, the presumption in favour of sustainable development 

and planning balance exercise is not required.  

 

The ‘flat balance’ 

 

7.9 Cherwell District Council is currently unable to demonstrate a five-year housing land 

supply in the district. However, adoption of the new Local Plan delivers a 7.6 year 

supply of housing. The proposal is in conflict with a raft of vision, objectives and policies 

in respect of the four main objections raised above. Those policies in breach are 

Cherwell Local Plan 2011-2031 Policies PV 1, ESD 13, 15 and 17 and draft policies 

COM11, COM13, COM26 and COM27 of the emerging Local Plan. These objections 

are amplified by documents underpinning local planning policies and listed in the 

“Other material considerations” section of this report. NPPF paragraph 12 applies, 

whereby “permission should not usually be granted”. The combined benefits of the 

proposal, which include market and affordable housing, attract significant weight in 

favour of the application.  However, these benefits do not indicate that the plan should 

 
3 S.38(6) of the Planning and Compulsory Purchase Act 2004 and NPPF paragraph 47. 
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not be followed, particularly within the context of the emerging Local Plan. There is no 

tilted balance and therefore the planning application should be refused. 

 

The ‘tilted balance’ 

 

7.10 Contrary to KHVRAG’s primary case, if there is less than 5 years housing land supply 

in the district then paragraph 11d of the NPPF is engaged and the most important 

policies are out of date. However, that does not mean that they carry no weight and 

nor does it mean that the lack of a deliverable 5-year housing land supply leads 

inevitably to the grant of planning permission.  Rather, the key housing supply policies 

have reduced weight. Furthermore, in respect of harm to heritage assets, footnote 7 of 

the NPPF applies. NPPF chapter 16 policies that seek to protect heritage assets 

provide a clear reason for refusing the development proposed, even if the housing 

supply policies are out of date.  

 

7.11 The proposal as a whole is also in conflict with the social and environmental objectives 

of the NPPF (para 8) by virtue of 

• Not supporting strong, vibrant and healthy communities of Banbury and 

Hanwell; 

• Not fostering well-designed, beautiful and safe places; 

• Not protecting and enhancing our natural, built and historic environment. 

7.12 In the scenario of the ‘tilted balance’, the adverse impacts of granting planning 

permission would significantly and demonstrably outweigh the benefits identified, when 

assessed against the policies of the Framework as a whole. Therefore, in the scenario 

of the ‘tilted balance’ the planning application should be refused. 

 

Keep Hanwell Village Rural Action Group and Stansgate Planning Consultants Ltd, May 2026 

 

APPENDICES 

1. Application plans 

2. Extracts from “Banbury Green Buffer Report – Evidence Base for the Green Buffers 

Around Banbury (26th September 2013)” 
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Banbury Green Buffer Report 

4.0 Green Buffer Areas 

Nine Green Buffer areas have been identified around Banbury, illustrated on Figure 
BAN 1.2. These nine areas are: 

 Green Buffer 1: Hanwell 

 Green Buffer 2: Little Bourton 

 Green Buffer 3: Nethercote 

 Green Buffer 4: Twyford and River Cherwell 

 Green Buffer 5: Bodicote 

 Green Buffer 6: Crouch Hill and Salt Way 

 Green Buffer 7: North Newington 

 Green Buffer 8: Wroxton 

 Green Buffer 9: Drayton 

A detailed description of the Green Buffer sections is provided below and illustrated on 
Figures BAN 1.3 – 1.11. 

4.1. Green Buffer 1: Hanwell 

The Hanwell Green Buffer is located on the northern edge of Banbury between 
Hardwick and the village of Hanwell.  The southern boundary is aligned for some of its 
length with Dukes Meadow Drive and the Strategic Housing Sites at Banbury 5 and the 
western side of Banbury 2.  To the west Warwick Road forms the boundary, to the east 
the A423 Southam Road, and to the north Main Street and the southern edges of the 
village of Hanwell, and a tributary of the River Cherwell. The Hanwell Green Buffer is 
illustrated on Figure BAN 1.3. 

The main purposes of the Hanwell Green Buffer are to: 

 Prevent coalescence between the village of Hanwell and the northern edge of 
Banbury; 

 Provide a gap between the village of Hanwell and Banbury; 

 Protect the setting of Hanwell as a historic village and designated Conservation 
Area; 

 Protect the setting and identity of the castle and church as valuable historic 
features; 

 Protect the approach to the village both from the east and west and the green 
approaches to Banbury from the north; 

3486_Banbury Green Buffer Final Report 
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 Protect important views over the rural landscape between Hanwell and Banbury; 
and 

 Protect the historic routeways between Hanwell and Banbury. 

The village of Hanwell lies approximately 1km from the existing edge of Banbury at its 
closest point and approximately 500m from the edge of the Strategic Housing Site at 
Banbury 5.  The area of land between the village and northern edge of Banbury, 
extending from Warwick Road to the west, Southam Road to the east and the M40 
motorway, Main Street in Hanwell and Hanwell Brook, tributary stream of the River 
Cherwell to the north, has been defined as Green Buffer to ensure that development 
does not extend beyond the existing edge of Banbury or that planned as part of the 
Strategic Housing Sites, thereby preventing coalescence of the settlements. 

The area of land that has been defined as the Hanwell Green Buffer is generally free 
from built development, with the exception of Park Farm on the southern edge of 
Hanwell village, Sunview Farm and Hardwick Hill House accessed via Southam Road 
on the eastern edge of the Buffer, the recreation ground building off Dukes Meadow 
Drive and built development associated with the cemetery, again on the eastern edge 
of the Buffer.  The Green Buffer policy will ensure that this area is kept free from 
further built development which would be harmful to the rural character of the 
landscape, thereby also ensuring the settlements do not coalesce. 

The village of Hanwell itself is Anglo-Saxon in origin and grew up around a spring, 
evident today as a series of fishponds in the grounds of the 14th century Hanwell 
Castle.  The Castle grounds now form the northern edge of the Hanwell Green Buffer.  
Also located along the northern boundary of the Buffer is the Church of St Peter’s, a 
14th century church with even earlier foundations.  These historic features, along with 
a number of 16th century vernacular farmhouses contribute to Hanwell being 
designated as a Conservation Area.  The Conservation Area boundary aligns with the 
Castle grounds, as well as dwellings on the southern edge of Main Street, and is largely 
coincident with the boundary of the Green Buffer. Extending the Buffer to the 
Conservation Area boundary and southern and eastern limits of the village ensures 
that the fields surrounding the settlement are retained to protect the overall character 
and setting of Hanwell, as well as protecting the setting of important historical 
features, including Hanwell Castle and the Church of St Peter. 

To the east and west of Hanwell along Main Street, farmland to the south of the road is 
located within the Green Buffer policy area to ensure that the approaches to the 
settlement are kept free from built development that would be harmful to the 
character of the village. These fields again contribute to the overall setting and 
identity of Hanwell as a historic village and provide a rural approach to the settlement, 
in-keeping with its overall character. South west of the village, only two arable fields 
are evident separating Hanwell and the planned edge of Banbury at Banbury 5 
Strategic Housing Site.  These fields are essential to the Green Buffer to ensure not only 
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the setting of the village and its historic assets are protected, but also to prevent the 
coalescence of Banbury and Hanwell.  Furthermore, the fields contribute to containing 
Banbury within topographical limits surrounded by a rural landscape.  Beyond 
Warwick Road to the west, the association with the urban edge of Banbury and 
settlement of Hanwell diminishes so, as such, this land is not located within the Green 
Buffer.  

The southern extent of the Hanwell Green Buffer aligns with the edge of the Strategic 
Housing Sites at Banbury 2 and 5 and Dukes Meadow Drive.  Beyond the developed 
edge of Banbury lies a rural landscape of arable and pastoral fields with well treed 
hedgerow boundaries occupying the valley slopes of a tributary to the River Cherwell. 
The rising landform of the valley sides forms a rural backdrop to the edge of the town, 
integral to its distinct setting and therefore located within the Green Buffer policy area.  
Further east, the valley slopes form the eastern edge of the Green Buffer adjacent to 
Southam Road and Banbury 2 Strategic Housing Site.  This landform again provides a 
distinct edge to Banbury and a rural setting to the town.  Defining the area as Green 
Buffer not only ensures that the setting to the town is maintained, but also that the 
approach to Banbury is retained and development does not extend along the ridge line 
towards Little Bourton.  

Land within the Hanwell Green Buffer is largely under arable production with limited 
woodland blocks, although field boundaries can be well treed.  Together, the valley 
landform, land cover and elevated nature of the village of Hanwell, ensure that views 
are apparent across the landscape towards the edge of Banbury.  From the southern 
edge of Hanwell, immediate views are apparent over the rural valley landscape, with 
more distant views towards the motorway, industrial development in Banbury and the 
edges of residential development on the northern edge of town. Views towards the 
eastern valley slopes are also afforded from public rights of way on the southern and 
eastern edge of the village.  Intervisibility across the valley and between Hanwell and 
the edge of Banbury will be retained through the Green Buffer policy, the visual 
environment helping to create a strong sense of place. 

Crossing the Hanwell Green Buffer and connecting Banbury, the village and wider 
landscape are several designated public rights of way. A number of footpaths are 
located along ancient routes connecting local villages.  The Buffer will allow these 
historic routes to be protected. 

Through the use of the Green Buffer, not only will the setting of Hanwell and 
approaches towards the village be protected, but also that of historic features such as 
the Castle and St Peter’s Church. The Green Buffer will ensure that development at 
Hardwick does not extend beyond its existing limits and those of Banbury 2 and 5, 
thereby preventing coalescence of Banbury and Hanwell. The Buffer will also 
contribute to the retention of rural approaches to Banbury from the north.  
Furthermore, important views from the edge of Hanwell towards Banbury will be 
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retained, together with a network of rights of way connecting the town and village 
with the wider countryside. 

Future Review of the Hanwell Green Buffer Boundary 

Located on the southern edge of the Hanwell Green Buffer are the Strategic Housing 
Sites at Banbury 2 and 5. Whilst there are currently no approved masterplans available 
for these sites, their allocation within the Local Plan indicates that they will be 
developed at a future date.  Should development come forward, the boundary of the 
Green Buffer will require review in the future to ensure that any green infrastructure 
provision or other areas of land which perform a Green Buffer function are included 
within the Hanwell Green Buffer, so long as they fulfil the Green Buffer policy criteria 

Within the western section of Banbury 2, lying adjacent to Southam Road and the 
south eastern edge of the Green Buffer, the western and northern slopes of the 
proposed allocated site are likely in the future to fulfil the criteria for inclusion within 
the Green Buffer, the land providing an important function in the setting of Banbury 
and Hanwell and in views from various locations, and in contributing to the rural gap 
between the town and Hanwell. When the extent of any development on Banbury 2 
(west) is known, the visually exposed retained open land should be reviewed for 
potential future inclusion in the Green Buffer. 

At Banbury 5, located on the south western edge of the Hanwell Green Buffer, green 
infrastructure provision on the northern edge of the allocated site is likely to fulfil the 
criteria for inclusion within the Buffer and perform an important role ensuring a 
distinct gap is retained between Banbury and Hanwell, and that the settlements do not 
coalesce, also protecting the setting of the historic village. 

4.2. Green Buffer 2: Little Bourton 

The Little Bourton Green Buffer is located on the northern edge of Banbury between 
the M40 motorway and village of Little Bourton.  The northern boundary of the Buffer 
aligns with the southern edge of the village and Cherwell District boundary; to the east 
the River Cherwell; to the south west the M40; and to the west the A423 Southam 
Road.  The Little Bourton Green Buffer is illustrated on Figure BAN 1.4.  

The main purposes of the Little Bourton Green Buffer are to: 

 Prevent coalescence between the village of Little Bourton and Banbury; 

 Provide a gap between the village of Little Bourton and Banbury; 

 Protect the setting of Little Bourton and Banbury; and 

 Protect important views over the River Cherwell Valley. 

The village of Little Bourton lies approximately 1.4km north of the existing developed 
edge of Banbury and approximately 500m from the north eastern section of the 
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