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Dear Linda 
 
Planning Application 26/00781/OUT 
Land West of Warwick Road, Banbury 
Submission of Additional / Revised Information  
 
Savills has been instructed as agent by Trinity College to submit a pack of amendments in relation to outline 
planning application 26/00781/OUT. This letter provides a list of the information submitted and provides a 
summary of the proposed changes and how they address comments received during the consultation period. 
The letter also reflects on the new National Planning Policy Framework (NPPF), published on 17 August 2026.  
 
The description of development for the application 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.    

 
No change is proposed to this description.  
 
The following documents and plans accompany this submission: 
 

 
 

 

Title  Author Comments 

Application Forms & Certificates  Savills Updated  

Ecological Impact Assessment Addendum Ecology by Design  Addendum  

Biodiversity Net Gain Metric  Ecology by Design  Updated 

Drainage Technical Note  BWB Consulting  Addendum 

Lighting Impact Assessment  MEC Updated 

Landscape and Visual Appraisal Addendum 
including: 

• Response to Officer comments 

• Type 1 Annotated Viewpoint Single 
Frame Photography 

• Type 2 Wireframe/Model and Type 
3 Photomontages/Photowire 

HDA Addendum  

Highways Response Note Paul Basham Associates Addendum 
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As this is an outline planning application with all matters reserved except for access, plans for approval only 
relate to access. The plans submitted as part the planning application are listed within the table below. The final 
column notes where plans supersede previous versions or where they are submitted as additional drawings.  

Title  Author  Reference  Status Comments 

Location Plan Savills  RL01D For approval  Supersedes 
RL01B 

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

Paul Basham 
Associates  

537.0006-0001 
P03 

For approval  Not updated 

Site Access Vehicle Tracking 
(Appendix E of Transport 
Assessment) 

Paul Basham 
Associates  

537.0006-0002 
P02 

For approval  Not updated 

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

Paul Basham 
Associates  

537.0006-0003 
P03 

For approval Not updated 

 
 
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. Parameter plans are submitted and it is anticipated that a reserved matters application would be in 
“broad accordance” with these plans.  
 

Title  Author  Reference  Status Comment 

Warwick Road (B4100) and 
internal shared footway / 
cycleways design (Appendix E of 
Highways Response) 

Paul 
Basham 
Associates 

537.0006-0008 P02 Indicative Supersedes 
537.0006-
0004 P02 

Site Access Refuse Vehicle 
Tracking Scenarios 

Paul 
Basham 
Associates 

537.0006-0006 P02 For information New 
drawing 

Warwick Road Forward Visibility 
Splay Assessment 

(Appendix F of Highways 
Response) 

Paul 
Basham 
Associates 

537.0006-0005 P02 For information New 
drawing 

Framework Masterplan  Savills  SK04C Illustrative Supersedes 
SK04A 

Illustrative Green Infrastructure 
Strategy (LVA Plan 5) 

HDA 748.6 / 06B Illustrative Supersedes 
748.6 / 06A 
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Illustrative Drainage Strategy 
(Appendix of Drainage Technical 
Note) 

BWB 255710-BWB-ZZ-
XX-D-0200 P03 

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

Land Use, Building Heights and 
Access Parameter Plan 

Savills PP01A Illustrative / 
broad 
accordance 

New 
drawing 

Green Infrastructure Parameter 
Plan 

Savills PP02 Illustrative / 
broad 
accordance 

New 
drawing 

Indicative Access Levels 
(Appendix G of Highways 
Response) 

Paul 
Basham 
Associates 

537.0006 Indicative  New 
Drawing 

 
The following table provides a summary of consultation comments received and how this submission has 
sought to address them. 
 

Officer Comments Applicant Response 

Trees  

No objection, subject to conditions.  We note the suggested condition, however, request this is 
revised to the following: 
Prior to the commencement of the development hereby 
approved, an Arboricultural Method Statement (AMS), and 
Tree Protection Plan, undertaken in accordance with 
BS:5837:2012 and all subsequent amendments and 
revisions, shall be submitted to and approved in writing by the 
Local Planning Authority. Thereafter, all works on site shall be 
carried out in accordance with the approved AMS. 
 
Such a condition would be sufficient to ensure protection of 
the veteran tree. Further information on the long term 
management of the veteran tree could be provided in a 
landscape management plan.  

Designing Out Crime Officer  

Periphery of the site potentially lacks 
overlooking 

The intention of the layout is for areas of public realm and 
footpaths to be overlooked by nearby dwellings. Perimeter 
blocks are proposed to enable this and details would be 
approved at reserved matters stage.  

Location of southern LEAP is isolated and 
vulnerable and should have direct active 
surveillance. 

The southern LEAP is with a reasonable proximity of 
residential blocks to the north, however, details of this 
relationship to ensure sufficient overlooking can be 
developed in further detail at reserved matters stage.  

Highways  
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A ghosted right-turn lane should be provided 
to safely accommodate vehicles turning into 
the site from the north. 

The accompanying Highways Response sets out why there 
is no requirement for a ghosted right-turn lane at this site. 

Amended refuse tracking required. Amended refuse tracking accompanies this submission and 
is included within the appendices of the Highways Response.  

A long section will need to be provided for 
the site access and will be required to ensure 
compliance with the Equalities Act 2010.   

A long section of the site access has been provided and is 
included within the appendices of the Highways Response. 

OCC prefer the option that provides the 3m 
wide shared infrastructure along the western 
side of Warwick Road from the main site 
access extending to the south past the 
emergency access and continue further 
south to link onto the infrastructure laid out 
as part of the Roman Fields Avenue junction. 

Options for footpath connections along Warwick Road have 
been explored as set out in the Highways Response. The 
most appropriate connection is deemed to be internally within 
the site and this connection is shown on the parameter plans 
to ensure delivery. Wayfinding is also proposed to ensure 
residents use the internal connection to Warwick Road.   

Suggest that the red line be revised/ 
extended to include the stubs of land 
necessary to deliver the said continuous 
pedestrian and cycle connections into the 
adjacent development. This is because 
these connections are only illustrative, and 
no detail has been provided at this stage as 
to how those links would be delivered. 

The red line has been revised to include the land necessary 
to deliver the pedestrian and cycle connection into the Roman 
Fields development on its western boundary. A contractual 
agreement is in place to ensure this connection can be 
delivered. There is no contractual arrangement in place for 
links along the southern boundary of the site and therefore it 
proposed that a link is proposed up to the boundary to allow 
for a connection to be established.  

OCC requires further detail regarding the 
western link, which appears to provide 
access to the Public Rights of Way beyond 
the site application red line. The application 
is required to provide a plan of the overall 
highway works being proposed to 
contextualise what is being proposed as part 
of this planning application. 

The western link is proposed to provide informal access to the 
PRoW network, no surfacing works are proposed to provide 
this link.  
Note an agricultural access into the adjacent field is proposed 
on the western boundary of the site.  

Clarification on traffic modelling required. Updated traffic modelling has been provided in the 
accompanying Transport Note.  

Drainage  

Groundwater monitoring is required to 
confirm the feasibility of the drainage 
strategy.  

The accompanying Drainage Technical Note confirms that if 
groundwater monitoring shows infiltration is not feasible at the 
detailed design stage, an alternative option is available. We 
propose a planning condition is attached to the permission 
requiring a detailed drainage strategy, informed by 
groundwater monitoring, to be submitted prior to 
commencement.  
The Technical Note confirms that the outfall to the nearby 
brook would provide a betterment on existing discharge rates 
if this option was to be required.   

Urban Design  

Comments were made in relation to the main 
street, ‘key frontages’ and open space. 
Questions were raised on the design 

The design rationale for the site was discussed with the urban 
design officer at a meeting on 2 July. We understand that the 
majority of comments were addressed during this meeting.  
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evolution and pedestrian and cycle 
connections.  
 
 

Following this meeting with Officers, the Framework 
Masterplan has been updated to show additional planting 
along the western boundary. The development has been 
pulled further south from the northern boundary and key 
frontages have been added to address the southern open 
space. The perimeter block approach ensures dwellings 
would front onto the site’s outer boundaries and areas of open 
space.   
The proposed green corridor provides a direct link to the 
pedestrian access to Warwick Road and an additional 
pedestrian link is proposed in the eastern area of open space. 
Connections to Roman Fields is covered under highways 
above. 
The detailed layout of the site will be developed at reserved 
matters stage. Parameter plans are submitted which set key 
design principles to be followed at this detailed design stage.  

Landscape  

 A detailed response to the landscape officer comments is 
provided in the accompanying LVA Addendum. This 
document includes wireframes and photomontages of the 
proposed development. The overall assessment of landscape 
impact has not changed from the original submission and 
remains as summarised in the Planning Statement.  

Ecology  

The lighting strategy does not address all of 
the elements expected for bat sensitive 
lighting.  

The residential development blocks have been pulled away 
from the northern boundary and the lighting strategy has been 
updated to address comments received.  

Question whether the area to the west, 
proposed as an area for biodiversity 
enhancemtn, is suite to being secured as 
species rich grassland for BNG land for 30+ 
years.  

The biodiversity enhancement area is proposed away from 
the residential area to ensure it is not used by pets and 
residents. Details of the maintenance and management of 
this area can be secured at condition stage.  
 
A detailed response to comments from the ecology officer is 
provided in the accompanying Ecological Impact Assessment 
Addendum.  

Planning  

If the application was to be approved, we 
would expect a commitment that the housing 
would all be delivered within the next 5 years 
and a reduced timescale for the submission 
of reserved matters and start of 
development would therefore be necessary.  

The Applicant is committed to bringing the site forward for 
delivery quickly and is willing to accept planning conditions for 
shorter timescale for a reserved matters application.  

The development proposed, if it was to be 
considered acceptable in terms of landscape 
impact, must be moved away from the 
western boundary and a tree lined 
landscape buffer proposed to help mitigate 
the landscape impacts of the development 
from the Sor Valley and adjacent footpath 
network and surrounding villages. 

An enhanced landscape buffer is now proposed along the 
western boundary. This is also shown on the parameter plans 
to ensure the principles are taken forward to reserved matters 
stage.  
 
Additional comments on the layout can be addressed at 
reserved matters stage.  
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The results of the geophysical survey 
submitted with this application will need to be 
verified via a staged programme of 
archaeological investigations. 

The Applicant accepts an appropriately worded condition on 
archaeological investigations. 

In terms of the visual impact on the setting of 
the conservation areas, further information is 
required in the form of a visual appraisal and 
drawn sections of the site and the 
settlements. 

The Heritage Statement considers and assesses views of the 
site from the conservation area. In accordance with Policy 
HE5 of the NPPF, the level of detail provided in the Heritage 
Statement is considered to be proportionate and is sufficient 
to understand the potential effect of the proposal on the 
significance of nearby heritage assets. As set out in the 
Heritage Statement, it is not considered that the proposal will 
have an impact on the setting of Horley and Hanwell 
Conservation Areas nor will it harm the significance of 
heritage assets contained within them. If Officers were to 
disagree with this assessment and identified some harm, the 
substantial public benefits of delivering 200 homes including 
60 affordable homes would outweigh any harm identified.  

Due consideration must be given to whether 
this site is truly sustainable and whether it is 
more likely that journeys to and from this site 
will be via private car. It is considered that it 
has not been sufficiently demonstrated that 
this site promotes realistic active travel over 
the use of the private car. 

The Department for Transport Connectivity Tool shows that 
the site is within the top 20% of connected sites within 
Cherwell. It allows for opportunities to promote walking and 
cycling to and from the site, which in turn supports the 
creation of a sustainable development. A Connectivity Plan is 
provided within the Highways Response to show pedestrian 
and cycle connections to Warwick Road and Roman Fields 
and onward facilities and services. The Travel Plan will 
promote genuine travel choices to residents in an aim to 
reduce single occupancy vehicle travel.  

The divorced and separate nature of this site 
with little or no commitment to legible, safe 
and integrated footpath/cycle links with 
adjacent development and facilities such as 
schools, medical facilities and employment 
within Banbury is likely to push residents into 
using their private car. 

The Land Use, Building Heights and Access Parameter Plan 
shows a 3m pedestrian / cycle link to be provided internally 
within the site providing safe and convenient access to 
Warwick Road. This would be accompanied by suitable 
wayfinding as shown on drawing 537.006-008 (Warwick Road 
(B4100) and internal shared footway / cycleways design).  
This link would provide access to the nearby bus stops, 500m 
south of the site, which provide a frequent service for all 
purposes within Banbury.  
It is acknowledged that the nearest primary schools are about 
a 30 minute walk away and walking has the greatest potential 
to replace short car trips for trips under 2km. Alternative 
sustainable modes of travel are also available, for example, 
several primary schools are within a c.6 minute cycle and 
Hardwick Primary School is a 10 minute bus journey from 
Nickling Place.  
The location of the site offers a genuine choice of transport 
modes for residents and these choices will be promoted as 
part of a Travel Plan. The development is therefore consistent 
with Policy TR3 of the NPPF.  

 
In addition, we note the officer’s comment that the submitted Energy and Sustainability Statement is “at a very 
high level and provides little commitment to sustainable and energy efficiency proposals.” While the document 
is necessarily strategic given the outline nature of the application, it sets out a clear and policy-aligned 
sustainability framework that establishes firm commitments to be secured and developed further at Reserved 
Matters stage. 
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The proposed development follows the established energy hierarchy (Be Lean, Be Clean, Be Green), 
prioritising energy demand reduction through a fabric-first approach. This includes enhanced building fabric 
performance beyond Part L 2021 notional standards, improved airtightness, and minimised thermal bridging, 
alongside careful consideration of orientation, form and façade design to reduce operational energy demand. 
A comprehensive suite of passive design measures is embedded within the strategy, including optimisation of 
solar gains, natural ventilation, solar control glazing, and overheating mitigation through shading and thermal 
mass. These measures ensure that energy demand is minimised before active systems are introduced. In line 
with national policy direction and emerging local policy, the development is committed to a fossil fuel-free 
approach, with all-electric systems proposed. This includes the use of air source heat pumps for space heating 
and hot water, supported by mechanical ventilation with heat recovery and energy-efficient lighting systems 
throughout. The integration of renewable energy technologies, including roof-mounted photovoltaic panels, is 
also embedded within the strategy and will be optimised at Reserved Matters stage once the detailed layout 
and orientation are confirmed.  
 
When combined, these measures are expected to deliver a significant reduction in operational carbon 
emissions beyond the Part L 2021 baseline, with detailed modelling and SAP calculations to be provided at 
Reserved Matters stage, in line with standard planning practice.  
Beyond energy, the proposals also commit to: 

• Achieving 110 l/p/d water efficiency, in line with local policy requirements 
• Embedding SuDS and climate-resilient drainage design 
• Incorporating circular economy principles, responsible material sourcing and construction waste 

reduction 
• Considering whole life carbon through design, materials and construction approach 

 
It is important to emphasise that, at outline stage, the purpose of the Energy and Sustainability Statement is to 
establish clear principles, performance targets and design intent, rather than provide detailed specifications. 
The level of information submitted is therefore proportionate and consistent with planning practice, with further 
technical detail to be secured through Reserved Matters submissions. 
 
National Planning Policy Framework 
 
A new NPPF was published on 17 August 2026 and sets out the government’s policies for both plan-making 
and decision-making. The following section assesses the proposals against the new NPPF. 
 
Policy S5(1)(j) essentially replaces paragraph 11 of the NPPF 2024. It sets out that where a Council cannot 
demonstrate a 5 year housing land supply, development outside settlements should be approved, unless the 
benefits of doing so would be substantially outweighed by any adverse effects, when assessed against the 
national decision-making policies in the Framework.  
 
The application site meets the test at Policy S5(1)(j)(i) by being physically well-related to the existing settlement, 
the site immediately adjoins existing residential development to the south and consented residential 
development to the east. In addition, the application has demonstrated that the development is of a scale which 
can be accommodated taking into account the existing or proposed availability of infrastructure.  
 
Sub paragraph 2 of Policy S5 sets out the circumstances in which the benefits of approving development in 
line with the criteria in sub-paragraph 1 are restricted to national decision-making policies which state such 
proposals should be refused only in specific circumstances. 
 
There are no national decision making policies that would require the development proposal to be refused, as 
set out below: 

• Highways - Policy TR6(4) states that development proposals should be refused if they would have a 
severe adverse impact on the transport network or an unacceptable impact on highway safety. The 
accompanying Transport Statement and Highways Response demonstrate that there are no highways 
reasons the development should be refused.  
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• Density - Policy L3(4) states that development proposals that do not make efficient use of land should 
be refused. The proposals have sought to make the best use of the site’s development potential in line 
with Policy L3(2).  

• Design - Policy DP3 states that development proposals should be refused if, without clear justification, 
they conflict with paragraph 1 of Policy DP3 or relevant aspects of the principle of paragraph 2, or with 
any explicit design standards set out in the development plan. Whilst the application is submitted in 
outline, the planning application has demonstrated how the proposal will ensure a well-designed places 
in line with the principles set out within Policy DP3, the Cherwell Residential Design Guide SPD and 
Policies BSC10, BSC11, ESD10, ESD13, and ESD17 of the Cherwell Local Plan Part 1. 

• Landscape - Policy N4 relates to Protected Landscapes which does not apply to this site. Policy N2 
does not ‘protect’ the countryside for its landscape or intrinsic character and beauty, rather it “considers 
the environmental qualities of land proposed for development, including habitats, landscape character 
and the natural beauty of the countryside.” The proposals have sought to limit the landscape harm of 
the proposed development through the conservation of existing natural features and the use of 
appropriate landscaping to help create a well-designed place and to help integrate the development 
into its surroundings. There is therefore no landscape reason the development should be refused.  

 
Other policies within the NPPF which state development should be refused do not apply to the proposed 
development, for example Policies GB6, N6, HE6, F6 and F7.  
 
An assessment must therefore be made under Policy S5(1) as to whether the adverse effects of the proposed 
development would substantially outweigh the benefits of the proposed development. The following table sets 
out the benefits and harm resulting from the proposed development.  
 

Topic Benefit / Harm Weight 

Housing Delivery Delivery of 200 new dwellings, across a 
range of types and tenures, which will 
contribute to a significant housing land 
supply shortfall and CDC’s five-year 
housing land supply shortfall. 

Substantial Benefit 

Affordable Housing Provision of 30% affordable homes Substantial Benefit 

Sustainable Location New homes located adjacent to one of the 
most sustainable settlements in the 
district, in line with the Council’s spatial 
strategy. The site is well-served by local 
amenities, including a local supermarket 
and bus stops.  

Moderate Benefit 

Support for Communities New residents will help support local 
services, facilities and businesses within 
the local area.  

Moderate Benefit 

Public Open Space Provision of publicly accessible green 
space, including recreation areas and a 
connection to the PRoW network.   

Moderate Benefit 

Biodiversity Delivery of biodiversity net gain, above the 
statutory minimum, through habitat 

Moderate Benefit 
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creation, landscaping, tree planting and 
ecological enhancements.  

Economic Growth Construction employment, supply chain 
expenditure and increased household 
spending supporting the local and wider 
economy. 

Moderate Benefit 

Local Infrastructure  Increased Council Tax receipts, New 
Homes Bonus (where applicable) and 
Section 106 contributions towards local 
infrastructure and services. 

Moderate Benefit  

Agricultural Land Loss of BMV agricultural land.  Limited Harm 

Landscape and Visual Effects Substantial to minor effects on landscape 
character  and visual receptors, reducing 
to minor adverse effects at Year 10.  

Limited Harm 

Loss of Open Countryside Development of a greenfield site. Limited Harm 

 
 
The above demonstrates that the benefits of the scheme are numerous. Substantial weight should be attributed 
to the delivery of both market and affordable housing, given the Council’s shortfall in housing land supply and 
affordable housing. Alongside the other benefits of the scheme, it is clear that the harm identified would not 
substantially outweigh the adverse effects of the proposed development and there are no national decision-
making policies which state the proposed development should be refused. The scheme should therefore be 
approved in accordance with Policy S5 of the NPPF 2026.  
 
Summary 
 
We trust the additional information provided is helpful  and will enable you to positively determine this planning 
application. We look forward to hearing from you in due course. Should you have any questions please do get 
in touch.   
 
Yours sincerely 
 

 
 
Rebecca Fraser MRTPI 
Associate Director  


