
 

Comments from the Friends of Old Headington objecting to planning application 

22/00962/FUL | Demolition of the existing 24-bed student accommodation building (Bowen Building) and erection 
of 65-bed student accommodation building and erection of 30 bed student accommodation building with associated 
landscaping. | Ruskin Hall Dunstan Road Oxford Oxfordshire OX3 9BZ  

This application seeks a renewal of planning permission for development of accommodation in the 
grounds of Ruskin College. The original application formed part of a ‘Masterplan’ proposed by the 
then college in 2007 (approved 2008), which formed a framework for the process of moving from 
the Jericho site to consolidation in Old Headington. The Masterplan is not a statutory planning 
document and was not submitted as a formal planning application. Since the original submission the 
planning and development worlds have changed enormously over the fifteen years, including the 
approval of a new Oxford Local Plan and the Headington Neighbourhood Plan, and it would be 
inappropriate simply to approve the submitted plans without the close consideration that a new 
application would get. 

Planning permissions for the present works were granted - and lapsed - several times over this 
period, most recently granted in 2018 and lapsed in 2021.  

While the Friends have consistently objected to specific proposals for the site, we have no objection 
in principle to appropriate and sensitive renewal and development of student accommodation there. 
However, we continue to think that something better can be done for this important site in the 
Conservation Area, containing as it does two listed buildings/structures (the Rookery and the 
Crinkle Crankle Wall and garden). 

Ruskin College is situated at the junction of the Dunstan Road and Green Space Character Areas of 
the Old Headington Character Appraisal (July 2011). As such, it is important in sustaining these 
parts of the Conservation Area and, according to the Oxford Local and Headington Neighbourhood 
Plans, development would need to ensure there are no adverse impacts on the Conservation Area 
and its residents. Paragraph 9.252 of the Oxford Local Plan 2036 states with regard to this site: 
“Any development would need to ensure that there was no adverse impact upon the setting of the 
listed buildings, wall and Old Headington Conservation Area, and therefore should demonstrate 
compliance with Policy DH3.” 

Our concerns and objections include: 



1. Preservation and enhancement of the Conservation Area 

• The design proposals for the new accommodation blocks seem more appropriate for a modern 
business development than for the park-like setting of the Ruskin site, adjacent to the Rookery in 
the case of Block A and destroying views to the north in the case of Block D.  There are many 
designs for student accommodation around the country that would be much more sympathetic to 
the Ruskin site than a design that would remind the viewer of the Castle Mills accommodation 
that was built adjacent to Port Meadow a few years ago. 

• There is already a problem with light pollution from the Academic Building affecting residents of 
Stoke Place, and Block D being closer to those homes will have a severe effect. There are 12 large 
windows in Block D facing Stoke Place (approx. 20m away); filtering from trees etc. will be less 
effective in the winter months when light pollution is a bigger issue. Neighbours in Dunstan Road 
will suffer from the proposed increase in height and bulk for Block A. 

• The LVIA document presents views based on June 2022 photographs; there is no attempt to 
present the impact of the development as seen at other times of the year. Stoke Place Residents 
Committee commissioned a number of views of the site to show 3D sketch images of the likely 
impact of Blocks A and D. The 2022 plans are essentially unchanged from those of 2017 and so 
the visualisations are still relevant. The complete document is available at https://
drive.google.com/file/d/124AkV4VxwfHoTOCI_u8-4t2RlMwTxmHI/view?usp=drive_web and 
two examples follow: 

       

Block A impact 
on the walled 
garden and 
beyond (view 
west) 
       

Block D impact 
on the parkland 
setting and 
views to the 
north. 

https://drive.google.com/file/d/124AkV4VxwfHoTOCI_u8-4t2RlMwTxmHI/view?usp=drive_web
https://drive.google.com/file/d/124AkV4VxwfHoTOCI_u8-4t2RlMwTxmHI/view?usp=drive_web


• Overall the whole proposal will lead to increased urbanisation of this corner of the Conservation 
Area, to the detriment of the rural character of the Green Spaces Character Area. 

There are a number of other objections and concerns that follow if the plans are approved in some 
form or other, and conditions will need to be imposed, particularly in relation to construction 
transport management and travel plans, and to the use of the accommodation. 

2. Transport 

• We welcome the fact that there is no overall increase in parking provision, but there does appear 
to be a significant shortfall in bicycle storage. We agree with the comments of Cllr Emily Kerr 
and others who point out that the shortfall is 50% of the normal requirement for this type of 
development. The student accommodation is some distance from Headington centre with no 
public transport available, and bicycle use should be encouraged. Storage could in part be 
provided in place of car parking provision. 

• Car usage remains a concern.  Although paragraph 6.3 of the Transport Statement for the 
application states “students will be prohibited from bringing cars to the Campus”, there is no 
explanation about how this will be enforced.  Unauthorised off-campus parking in Stoke Place 
(an unadopted road without council-imposed parking restrictions) and on the verges of Dunstan 
Road has created problems — e.g. Ruskin students’ cars have been parked in inappropriate 
places off the campus in the past. Excess parking contributes to problems for refuse collection, 
deliveries, and residential access. A traffic management plan is required to address these issues 
and means of enforcement identified. As ever, enforcement by the city will be a component of 
this. 

• UWL are planning for growth and as a result there may be implications for staffing numbers; 
traffic plans should address this too. 

• The site has been used for summer EFL and other student accommodation. The transport plan 
needs to provide for the use of buses and coaches, which in the past have been too large for the 
narrow streets in Old Headington used for access. 

• The Design and Access Statement (p. 23) states: “Ruskin College have agreed to continue the 
discussions with local residents regarding the condition of Stoke Place”.  Satisfactory resolution 
of the condition of Stoke Place needs to be achieved before approval of the application. A 
construction traffic and management plan needs to be prepared that addresses access to the site 
during the period of development. Given that UWL have spoken of starting development as 
soon as autumn 2022 we are surprised not to see more detail. Stoke Place is not a good route for 
heavy vehicles to use to access the site; the surface is already potholed and unstable and can 
only worsen if subjected to heavy construction traffic for a year. Its narrowest width is just 
2.743m, excluding verges. The Friends would like to see a condition applied that prohibits 
construction traffic from using Stoke Place for access. 

• The design and Access statement (p. 14) says about Block D: "Provision will be made for 
connections with the new Academic building".  However, there appears to be no illustration of 
this connection on the plan.  The visual appearance of any connection needs to be determined 
before any application is approved. 

3. Use of accommodation  

• Conditions need to be imposed to ensure that Policy H8 of the Oxford Local Plan 2036 is 
complied with. Of particular concern to the Friends are that planning permission will be granted 



for student accommodation “only if the use during university terms or semesters is to 
accommodate students being taught or conducting research at that site” and  
(a)  student accommodation will be restricted in occupation to full-time students enrolled in 
courses of one academic year or more, subject to the provisions of criterion (e) below; and 
(b)  for developments of 20 or more bedrooms, the design includes indoor communal amenity 
space for students to gather and socialise; … 
(e)  a management strategy is agreed if it is intended there will be occupants other than students 
meeting the definition set in criterion (a) outside of term times. 

--- 

The Friends of Old Headington (FOH) was formed by a group of local residents in 1959 to protect the 
special character of Old Headington village, what is now the Old Headington Conservation Area (first 
designated in 1971). FOH is an active membership organisation with elected trustees which meet regularly to 
promote our aims, organise local community events, including an annual AGM.  

The Aims of the Friends of Old Headington include 
• retaining Old Headington as a village, with special emphasis on preserving its lanes, walls, grass 

verges, and trees; 
• ensuring that new buildings and alterations are in keeping with the existing character of the village; 
• co-operating with the Oxford Preservation Trust and the City Council in their declared policy of 

preserving the village; and 
• involving as many as possible to achieve these aims successfully


