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"e Friends of Old Headington wish to submit comments on the following: 

 1. Proposal to upgrade Stoke Place (paragraphs 5.33–5.34)

 2. Proposal to transform the A40 ring-road (paragraphs 5.1–5.4)

 3. Omission of Ruskin College’s development proposal (paragraphs 1.1–1.9)

"e Friends of Old Headington is a Conservation group established over 50 years ago. 

"e aim of the Association as described in its constitution is 

“to preserve the rural amenities and charm of Old Headington and to seek to prevent the village succumbing to urban pressures”. 

Membership currently stands at approximately 200; there are close to 300 households in the conservation area.
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Q4. "e BAAP Proposed Submission designates 
Stoke Place as a key pedestrian and cycle link 
between the new development and Headington. 
In order to achieve this it states that “Stoke 

Place will be upgraded to an appropriate 

standard with changes to the surface, thinning 

of trees and vegetation and installation of 

sensitive lighting”. 
We believe this proposal is unsound for the 
following reasons:

1. Conservation.

Stoke Place is one of the last remaining 
rural lanes within the ring road. Despite its 
proximity to a major highway, it has managed 
to retain considerable charm and character, as 
demonstrated in the photographs opposite. 

Its importance within the Conservation Area is 
emphasized in the Old Headington Conservation 
Area Appraisal adopted by Oxford City Council in 
2011:

“Stoke Place is ... an attractive public bridleway 
running northwards from the Dunstan Road 
Character Area lined by trees that help green it. 
.. On the east side of the path a denser screen of 
green foliage encloses the lane, with a small ruined 
farm building lying in the undergrowth. $e ability 
to walk just a few hundred yards from the tightly 
enclosed village centre to a point with such rural 
character ... is an important part of the special 
character of Old Headington. $e path also benefits 
from greenery on the verge, which includes carpets 
of flowers of wild garlic, as well as bluebells in late 
spring”. (p.63)
 
"e appraisal states that “the green bridleway at 
Stoke Place was identified as a particularly valued 
feature by respondents to public consultation on 
the Conservation area” (p.62).  Respondents to the 
first BAAP consultation in 2011 also made clear 
the value they attached to this charming rural lane 
with only 63 of 506 responses supporting the use 
of Stoke Place as a connecting route to the new 
development.
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2. Safety

"e BAAP submission document proposes “a 
network of safe and easy-to-use pedestrian and 
cycle routes along desire lines”. We consider 
Stoke Place to be neither easy to use nor safe and 
therefore upgrading is not justified. 

Stoke Place is at present used only by the fittest 
and most determined cyclists owing chiefly to the 
steepness of its gradient, rising 20+m in all from 
the 75m spot height at the A40 ring road up to the 
97m spot height at the junction of Stoke Place and 
Dunstan Road.

Half way along Stoke Place a service road leads 
into Ruskin College beside Rookery Cottage. 
Traffic flow in and out of the service entrance will 
increase dramatically when Ruskin’s new staff 
car-park comes into use. "is will create additional 
hazards in that the peak cycle/pedestrian traffic 
to and from the new development will run the 
gauntlet of Ruskin’s vehicular traffic which will 
flow in the opposite direction. "e cyclists and 
cars will be competing for space, and a key danger 
point will be the narrowest section of the byway 
(only 2.74 m. - a car’s width) which is bounded by 
stone walls.

"is is not a safe environment for cyclists or 
pedestrians.

We also have serious concerns about the route 
schoolchildren would naturally follow on their 
daily cycle-ride to Cheney Secondary School. ("is 
is specifically mentioned as a desirable destination 
for cyclists travelling via Stoke Place in para. 5.33). 

1 Stoke Place leads into Dunstan Road at its 
most dangerous point, beside the blind entrance 
to Ruskin, and where - just before the turn-off to 
Osler Road - it is both narrow and bounded by 
stone walls and high banks effectively trapping 
cyclists. "ere is only just sufficient width for two 
cars to pass with care and it is the scene of regular 
stand-offs between motorists. 

2 Negotiating the triangular junction into Osler 
Road is uncomfortably uphill, across the main 
traffic flow and still narrow. It is a meeting point 
for rat run traffic at peak times and is awkward to 
cycle even at the best of times.

3 "e route would next take the schoolchild 
round the blind bend at the Croft end of Osler 
Road, and then along a section where parked 
cars reduce the road to a single track with buses 
travelling in both directions. 

4 Finally a right turn into one of the most 
difficult and hazardous junctions in Headington 
would take school-age cyclists into the busy 
London Road. Such a route cannot reasonably be 
described as ‘safe and easy-to-use’.

3. Conclusion

We believe this part of the document to be 
unsound on grounds of conservation and 
safety. We believe that Stoke Place would 
be irretrievably damaged by the proposed 
upgrading.  We believe the City Council should 
take note of the importance attached to the rural 
character of Stoke Place in the Conservation 
Area Appraisal they so recently adopted and 
to the weight of public opinion against any 
upgrading clearly demonstrated by the responses 
to the Conservation Area appraisal and BAAP 
consultations. Upgrading Stoke Place does 
not offer the most appropriate strategy when 
compared with a reasonable alternative (see 
response to Question 5 below).
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Q5 relating to paragraphs 5.33–5.34:

We suggest that paragraph 5.33 be adapted to form a note stating 
that Stoke Place, put forward at the previous consultation stage as a 
possible key crossing point for cyclists and pedestrians, is no longer 
considered as a viable option for this purpose owing to considerations 
of safety (particularly for young cyclists), the importance of keeping 
it unspoilt (in recognition of its value to the Old Headington 
Conservation Area), and the weight of public opinion against its 
upgrade.

We propose that paragraph 5.34 be rewritten to emphasize the 
appropriateness (in contrast to Stoke Place) of promoting a new 
cycle and pedestrian route from the new development to Foxwell 
Drive. 

"e southern perimeter of the new development aligns naturally with 
the northern edge of Northway on the far side of the A40. 
"e logical connection would therefore be to bridge the two areas 
(following the Cutteslowe model), along this interface (one possible 
option is highlighted on the main map in blue; another is to bridge 
the curve of Foxwell Drive) and within the urban areas. "is would 
allow safe pedestrian and cycle connections across the ring-road 
without affecting through traffic or exposing Northway to the A40 as 
would be the case with any road/junction concept (see comments on 
paras. 5.13–5.4).

Bridging to Foxwell Drive would eliminate the challenging gradients 
and the danger of meeting vehicles head-on which the Stoke Place 
option brings with it.

A Northway route would offer the best access to the OXSRAD 
playing fields, to the Post Office and shops in Westlands Drive 
(highlighted on the main map in orange along with others at Cherwell 
Drive and the John Radcliffe Hospital), as well as to City Centre 
bus services already serving Northway. Access to the John Radcliffe 
complex would be safe and easy via the ‘no-cars’ access in Saxon Way, 
already popular with cyclists.

"is option is logical, does not compromise the conservation area, 
involves no blind corners and a minimum of busy roads. Balanced by 
the equally convenient subway crossing at Barton Lane, pedestrians 
and cyclists would be well-connected with Headington/Northway 
facilities. 

Both Foxwell Drive and Barton Lane routes were strongly supported 
by public opinion (119 votes and 97 votes respectively in the BAAP 
consultation compared with 63 for Stoke Place), and would provide 
easier and safer access to the City.
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Section 5 of the Submission states that “#e 

A40 ring-road will be transformed into a street 

that runs through the City rather than dividing 

it”, and subsequently “to avoid any sense of 

separation between the new neighbourhood 

and the rest of Oxford, new homes will be built 

fronting onto the ring-road”. 
In our view neither of these statements is 
sound.

1. Transformation of the ring-road

Paragraph 5.2 states that “$e ring-road  creates 
a sense of severance and isolation. It forms a 
noisy barrier physically separating the strategic 
development site from communities in Northway, 
Headington, and the rest of Oxford. Leaving this 
stretch of the ring-road as it is would make it much 
harder to integrate old and new”. 

"is statement, and the policy arising from the 
assumption underlying it is not justified. "e 
Council offers no evidence for their conviction of 
a public perception of “severance and isolation”, 
and a letter from a Barton resident recently stated 
that “As soon as I get round the Barton corner I 
am in a different, quieter, more peaceful world 
which gives on to the countryside beyond. Barton 
is a large village in character, with its quiet streets, 
green spaces, many gardens, country views and 
walks, mature trees and mostly restful nights. It is 
precisely this rural character that the area action 

plan pledged to maintain and build on.” (Oxford 
Times 23/2/2012) – which is a sentiment shared 
by residents on both sides of the A40.  
"is view was echoed by respondents to the 
question in the BAAP questionnaire “Choices 
made about this stretch of the ring-road will be a 
key factor in determining how the new development 
relates to its surroundings. Which would you 
prefer?” the majority of whom answered “leave the 
ring-road as it is, with speeds of 70 mph”.

Paragraph 5.3 states that “$e ring-road will be 
transformed to ensure it is no longer a noisy and 
visually dominating physical barrier that separates 
Barton ... from the rest of the city”.  

We have opposed this view before (see letter to 
Oxford Times 5/1/2012).  "e A40 – thanks to 
intelligent planning  –  simply does not dominate 
visually: it is largely invisible from Old Headington 
and Northway to the south and Barton and Elsfield 
to the north (see typical view across the A40 from 
Old Headington higher ground and looking out to 
open countryside north eastward above). "e dual 
carriageway in its present well-landscaped form 
protects all these neighbourhoods from the noise, 
pollution, and visual impact of a heavily used four-
lane highway.

"e re-landscaping [i.e. reduction in planting] 
of the central reservation is proposed because it 
forms a “physical – albeit green – barrier”. Since 

the trees and shrubs planted on both sides (many 
some 50 years ago by Northway residents) and 
those in the central reservation have matured, 
the three-layered green shelter they provide has 
become an important local feature which helps to 
preserve the conservation area, and improve the 
wellbeing of residents on both sides of the ring-
road. "e density of the mature planting on the 
central reservation also protects drivers from the 
lights of the traffic on the opposite carriageway. 

Traffic currently maintains a steady flow at 70mph 
along this stretch of the ring-road. "is ensures 
that vehicles travel in high gear and that the noise 
level maintains a steady background hum which 
the green screen helps to muffle. Police and taxi-
drivers  have criticized the proposal to interrupt 
the traffic flow and common sense suggests that 
reducing the speed limit and creating crossings, 
instead of reducing noise, will actually cause more 
noise and pollution for neighbours to the north 

and south because of the inevitable development 
of queues in rush hour. 

Conclusion

"e ring-road in its current state is an example 
of good planning in its unobtrusiveness and 
the protection the planting on either side and 
in the central reservation gives to adjacent 
communities (an aerial view on the following sheet 
demonstrates the contribution made). Reducing 
this protection by reducing the density of planting 
has not been justified.

Q5: We therefore strongly recommend that the 
A40 remain as it is today, and that all references 
to a “street running through the city” be removed 
in recognition that this is not an appropriate 
description or a deliverable ‘transformation’ in the 
context of a 4 lane major route carrying local and 
national traffic.

The A40 dual carriageway 

passes through the 

landscape without visual 

impact (somewhere here)



East bound carriageway          A40 Northern Oxford By-pass          West bound carriageway

2. Proposed new homes fronting on to 
the ring-road

"e proposal to build alongside the bypass is 
not justified, because it

. In fact all the 
evidence both locally and further afield is to the 
contrary: “integration” across major arterial roads 
is largely wishful thinking. Sunderland Avenue 
is often held up as a local example of successful 
integration across another section of the ring-
road. Not only is this a very different road with a 
short stretch of single carriageway between two 
roundabouts with a speed limit of 40 mph, but 
residents and local councillors refute entirely the 
claims that the two sides of the road comprise a 
single united community. Where it runs south of 
the new development the ring-road is a four lane 
highway carrying both local and long distance 
traffic on a major route between London and 
points west. Even if the speed limit is reduced, 
the A40 will remain divisive and crossable only at 
fixed points.

 for 
families; children, pets, and major roads are 
a hazardous combination, and family homes 
should face safely inwards towards school, shops, 
neighbours, and the heart of the community.

 
(conflicting with the emphasis on well-being 
in section 3 and elsewhere in the Proposed 
Submission). Evidence that living beside major 
roads has a negative effect on health and 
psychological well-being is well attested by a 
number of detailed studies.

 from the 
care with which Foxwell Drive was protected from 
the A40, to the ribbon development model. No 
robust rationale for a return to this discredited 
model appears to exist. It seems likely that when 
noise and pollution reach intolerable levels for 
residents fronting the A40, a barrier such as the 
one erected to protect residents in Westminster 
Way, Botley, will need to be created. 

(continued)

Foxwell Drive 

alongside green 

recreational space

BAAP site

with no protection from 

the A40 other than that 

provided by the site itself

Three-layered 

plantings 

provide valued visual, 

acoustic and security 

screening to the 

surrounding areas.

Westminster Way

(continued over)



3. "e bus link between Northway and the new 
development

Paragraph 5.27 states that “To prevent rat-running, 
the only vehicle link from the strategic development 
site to Northway will be for buses and emergency 
vehicles. Private motor vehicles will not be allowed 
to use the link”. 

In our view this proposal is unjustified for the 
following reasons:

: how, 
for example, would motor cycles be excluded?

 (in Northway particularly) 
is opposed to this scheme, and new residents 
seem unlikely to favour a slow and indirect route 
running into the heart of the Northway/Lakes/
Copse Lane traffic with their narrow roads and 
difficult access to Headley Way when a quicker 
and more practical alternative could take them 
into the city centre via Headington.

not only lose a piece of 
its green buffer, but the children who use the 
recreation ground and play in the quiet streets 

would be given instant access to a crossing 
over the northern bypass creating a potentially 
hazardous situation.

Conclusion

Any benefits of a bus link to Northway are far 
outweighed by the loss of a valued green space 
used for decades for recreation and providing 
protection from the noise and pollution of the 
ring-road.

Q5: We suggest that it would serve the residents of 
the new community better to create an improved 
bus service linking the new development and 
Barton to "ornhill park and ride and to the City 
Centre via Headington with a fast and frequent 
service.

 
against it: only 16% of 379 respondents to the 
Preferred Options questionnaire were in favour of 
building houses fronting on to the ring-road.

. "e original 
preferred option included houses along the 
northern edge of Northway, creating the other side 
of the ‘street.’ Now that this is no longer proposed 
it is even harder to justify the householders on 
the southern edge of the new development having 
to front a major arterial highway with all the 
attendant noise and health issues.

Conclusion

Building houses fronting the A40 is not justified 
for reasons of noise, safety, pollution, and health. 
Public opinion is clearly against it. No evidence 
has been put forward that building in this way 
would achieve its desired aim of promoting 
integration.

Q5: We suggest that the new streets next to the 
ring-road should be aligned at right-angles to it or 
facing away from it behind a green screen, thereby 
increasing safety and reducing traffic noise and 
pollution.

‘Integration’ and community well-being are much 
more likely to be achieved by concentrating on 
providing the new development with a positive 
identity from the start. With excellent services in 
place before residents move in (buses, cycle tracks, 
shops, a surgery, links with Barton), residents 
would have the best of both worlds: easy access 
to the City and the countryside while enjoying 
protection from the ring-road just as the existing 
communities of Barton, Northway, and Old 
Headington do, even in winter (see below).

5.27
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Q4. "is section of the BAAP Proposed 
Submission is concerned with the scope 
of the new development. We applaud the 

recommendation of the City planners and omit 

houses on two fields in the Old Headington 
Conservation Area from the BAAP and Sites 
and Housing DPD. We believe this decision to 
be sound for the following reasons:

1. Conservation

Ruskin College’s development proposals were 
in direct conflict with the Council’s remit for 
conservation, specifically the requirement for the 
Council to protect and enhance the character of 
Old Headington. "e status of the fields in this 
regard has been officially acknowledged since 
the Council’s decision in 1933 that they should 
not be developed. In the 1990s they were taken 
into the Conservation Area in order to preserve 
them, and the Conservation Area Appraisal of 
2011 confirmed their importance in providing the 
rural setting for the conservation area, and a green 
buffer between the village and the ring-road.
"e Appraisal, unanimously commended by 

Councillors and adopted by Council, emphasizes 
the role of the fields in allowing and enhancing 
views into and out of the conservation area. 
"e dominant field in views in and out is on 
rising ground, which would make the planned 
three-storey housing clearly visible from the key 
viewpoints in Stoke Place. 
"e Appraisal  also identified the vulnerability of 
the conservation area to increases in traffic. "ese 
would have been an inevitable consequence of a 
Foxwell drive access to any development on the 
Ruskin fields.

2. Transport and access

"ere is currently no access for vehicles to 
either field, and proposals for that would 
depend on either (a) the Council making part of 
neighbouring Northway’s green buffer available or 
(b) the County accepting the creation of a turning 
off the A40 to create a cul-de-sac for a private 
estate. 
No robust or credible evidence was provided by 
the college that traffic access would be viable. 
"is lack of a workable solution to the access 
problem also ruled the Ruskin Fields proposal out 
of the Sites and Housing Development Plan.

3. Public opinion

As measured by petition and by the Council’s 
BAAP Questionnaire public opinion is against any 
development at all on this land. 
"e petition in favour of development had 14 
signatures; the petition against had 400+. 
"e Questionnaire showed only 29% in favour of 
even small-scale development and 58% against. 

We believe this decision complied with National 
and Local Policy as follows:

1. Government Planning Policy Statement 5 makes 
clear the importance attaching to the setting of 
heritage assets. "e conservation area appraisal for 
Old Headington emphasizes the significance of the 
Ruskin Fields in this context:

“$e land provides a buffer between the village and 
the ring road and provides a green rural foreground 
to views from the village to the countryside beyond 
or into the village from the ring road and high 
ground further to the north”. 
(p. 25).

“From the higher ground north of the Bayswater 
Brook, the green open spaces ... form the setting of 
some of the village’s listed buildings, including 

St. Andrew’s Church and Ruskin Hall. $e green 
wedge of space that it creates in these views, 
running between the built up Barton and Northway 
estates, illustrates the distinctiveness of the 
character of Old Headington from its surrounding 
communities”. (p. 64)

2. "e decision is in accordance with the Oxford 
Local Plan. Policy HE7 of this document states 
that “planning permission will only be granted for 
development that preserves or enhances the special 
character and appearance of the conservation 
areas, or their setting”.

4. Conclusion

"e omission of the Ruskin Fields development 
proposal from the BAAP and Sites and Housing 
DPD draft submission documents is sound 
because it is both justified and consistent with 
national policy. 
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