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Matter	6L	–	SP57:	Ruskin	Field		
 
Whether	the	Plan’s	site	allocation	policies	are	positively-worded	enough	to	encourage	the	
delivery	of	beneficial	development	on	the	sites	concerned	and	whether	they	would	allow	
for	sufficient	flexibility	in	the	face	of	future	changes	in	circumstances.		
	
Whether	 the	 Plan’s	 approach	 towards	 the	 amount	 of	 development	 and	 the	 balance	 of	
land	uses	(and	where	relevant	open	space	and	sports	provision)	on	the	following	sites	is	
sound.	

	

The	Plan’s	approach			
 
6.12.1 Policy	 SP57,	 Ruskin	 Field,	 allocates	 a	 greenfield	 site	 of	 1.19	 hectares	 in	 the	

Headington	ward	of	Oxford.	 The	 site	 is	 owned	by	Ruskin	College	and	 is	 a	private	
field	 with	 some	 thick	 vegetation,	 not	 accessed	 for	 recreation	 by	 the	 public	 or	
members	of	the	college.	The	site	lies	to	the	west	of	Stoke	Place,	a	historic	lane,	and	
is	fully	within	the	Old	Headington	Conservation	Area.		Directly	adjacent	to	the	south	
of	 the	site	 is	Ruskin	College	Campus.	Ruskin	College	campus	 is	based	on	Dunstan	
Road	and	is	allocated	for	further	development	in	Policy	SP56.	The	campus	includes	
the	 listed	 Rookery	 and	 crinkle	 crankle	 wall,	 set	 within	 landscaped	 grounds	 with	
some	 large	 trees.	 The	 field	 that	 extends	 beyond	 the	 campus	 has	 also	 been	 put	
forward	 for	development	and	 the	 southern	part	of	 it,	 closest	 to	 the	 campus,	has	
been	allocated	as	SP57.		

	
6.12.2 The	site	has	a	rural	character	due	to	surrounding	trees	and	hedgerows,	as	well	as	

its	location	within	the	Old	Headington	Conservation	Area.	Development	is	likely	to	
have	an	 impact	on	 this	 sense	of	 rural	 identity,	and	as	a	 result	 the	policy	 requires	
any	new	development	preserves	and	enhances	the	significance	of	heritage	assets.		

	
6.12.3 The	 site	 is	 allocated	 for	 expansion	 of	 the	 adjoining	 academic	 institution	 or	

residential	use	only,	which	may	include	employer-linked	affordable	housing.		

	

Soundness	of	the	Plan’s	approach	

Amount and mix of uses 
6.12.4 Policy	 SP57	 is	 considered	 to	 be	 sound.	 The	 site	 was	 put	 forward	 as	 a	 housing	

development	site	and	the	proximity	of	the	Ruskin	College	Campus	and	strong	links	
that	 will	 have	 to	 be	 maintained	 between	 the	 two	 sites,	 for	 example	 for	 access,	
means	 that	 there	 is	 potential	 for	 employer-linked	 affordable	 housing	 also.	 The	
evidence	 base	 sets	 out	 and	 justifies	 the	 urgent	 requirement	 for	more	 housing	 in	
Oxford,	as	detailed	in	the	‘Assessing	and	Meeting	Housing	Need’	background	paper	
(BGP.3).	 Paragraph	 59	 of	 the	 NPPF	 states	 that	 ‘it	 is	 important	 that	 a	 sufficient	



 

 

amount	 and	 variety	of	 land	 can	 come	 forward	where	 it	 is	 needed’,	 and	although	
this	site	is	sensitive	because	of	its	proximity	to	the	listed	buildings	and	wall	of	the	
Ruskin	 College	 campus,	 it	 is	 considered	 that	 low	 density,	 exceptional	 quality	
buildings	designed	to	respond	to	the	opportunities	and	constraints	of	the	site	are	
likely	to	acceptable	according	to	the	NPPF	and	Chapter	5	of	the	Local	Plan.		

	
6.12.5 Housing	 capacity	 for	 the	 site	 has	 been	 assessed	 by	 taking	 a	 density	 multiplier	

ranging	 from	 35-55	 dwellings	 per	 hectare	 (dph)	which	 reflects	 the	 site’s	 location	
and	 character	 of	 the	 area.	 This	 range	 is	 considered	 appropriate	 as	 it	 is	 likely	 to	
deliver	an	acceptable	mix	of	dwelling	 types	and	 sizes.	 	 The	density	multiplier	has	
been	 taken	 from	 the	 proposed	 density	 bandings	 set	 out	 for	 the	 purpose	 of	
estimating	 housing	 capacity	 numbers	 in	 the	HELAA,	 and	 are	 set	 according	 to	 the	
development	typology1.	For	the	purpose	of	estimating	housing	capacity	numbers	in	
the	HELAA,	the	lowest	figure	in	each	density	banding	was	utilised	as	a	multiplier	for	
the	 available	 land	 that	 had	 been	 allocated	 in	 that	 prospective	 typology.	 This	 site	
was	assessed	at	approximately	35dph	which	would	equate	to	about	40	dwellings,	
which	is	considered	an	appropriate	density	for	the	site.		

Design and heritage impacts and Barton Area Action Plan 
6.12.6 At	Regulation	19	 stage	6	 comments	were	made	 saying	 that	 the	 allocation	of	 this	

site	 was	 unsound.	 Three	 of	 these	 comments	 noted	 conservation	 area	 concerns,	
including	 one	 that	 referenced	 the	 previous	 rejection	 of	 the	 site	 from	 the	 Barton	
Area	 Action	 Plan.	 This	 included	 a	 representation	 made	 by	 Headington	 Heritage,	
which	 was	 drawn	 again	 to	 the	 Inspectors’	 attention	 during	 the	 period	 for	
submitting	 written	 statements	 relating	 to	 the	 Matters	 and	 Issues	 raised	 by	 the	
Inspectors.	This	noted	that	the	Barton	Area	Action	Plan	Inspector	had	rejected	the	
‘entire’	site.		

	
6.12.7 A	proposal	for	Ruskin	Fields,	presented	by	Ruskin	College,	was	included	as	part	of	

the	Barton	Area	Action	Plan	 (AAP)	Preferred	Options	document	published	 in	May	
2011.	 It	was	 not	 a	 preferred	 option	 and	 issues	were	 flagged	 up	 in	 the	 Preferred	
Options	document	 including	 the	 likely	 increase	 in	 traffic	 that	would	be	generated	
through	Northway	and	Old	Headington	if	access	is	via	Foxwell	Drive/from	the	ring-
road,	that	the	scale	of	the	proposal	would	likely	affect	the	character	of	this	part	of	
the	Old	Headington	Conservation	Area	as	Ruskin	Fields	were	already	 identified	 in	
the	Consultation	Draft	Conservation	Area	Appraisal	as	contributing	to	the	rural	and	
historic	 character	 of	 Old	 Headington.	 The	 view	 from	 Stoke	 Place	 across	 Ruskin	
Fields	 to	 Elsfield	 is	 one	of	 the	most	 sensitive	 across	 and	out	 of	 the	Conservation	
Area.	Ruskin	College	was	seeking	development	of	between	175	and	193	new	homes	
on	 the	 three	 fields	 to	 the	 north	 of	 its	 buildings	 (about	 3.5	 hectares).	 A	 smaller	
proposal	 (within	 the	 larger	 area)	 was	 also	 put	 forward.	 A	 site	 area	 from	 the	

                                            
1	The	development	typologies	and	density	bandings	can	be	found	in	background	paper	BGP.7,	Efficient	Use	of	
Land,	page	6.		



 

 

masterplan	 submitted	 to	 inform	 the	 Barton	 AAP	 is	 attached	 as	 Appendix	 1.	 This	
shows	that	the	full	site	area	considered	at	the	AAP	examination	did	not	include	the	
part	 of	 the	 land	 that	 comprises	 the	 site	 allocation	 in	 Policy	 SP57.	 It	 is	 therefore	
considered	 that	 the	 conclusions	 reached	at	 the	previous	examination	are	of	 little	
materiality	to	the	soundness	of	the	current	policy.		

	
6.12.8 Further	 information	was	provided	by	Ruskin	College	 to	 support	 the	proposal	 and	

the	matter	was	 considered	 at	 hearings	 as	 part	 of	 the	 examination	 into	 the	 Area	
Action	Plan.	The	Inspector’s	report	says	that	‘the	promoters	of	the	site	conceded	at	
the	hearing	session	that	the	larger	scheme	would	have	a	significantly	adverse	effect	
on	 the	 character	 of	 the	 Conservation	 Area.	 Furthermore,	 that	 scheme	 has	 not	
received	clear	support	from	the	County	Council	as	Highways	Authority	for	its	access	
provision.	Its	allocation	in	the	AAP	is	not,	therefore,	justified	and	its	delivery	having	
regard	 to	 its	 access	 provision	 is	 uncertain.	 For	 these	 reasons,	 its	 inclusion	 would	
make	 the	Plan	unsound.’2	 The	 Inspector	 said	 that	even	 the	 smaller	 site	would	be	
likely	to	have	harm	to	the	Conservation	Area	that	would	not	be	outweighed	by	the	
benefits.	 The	 Inspector	 concluded	 that,	 whilst	 development	 on	 the	 smaller	 area	
could	 feasibly	 be	 designed	 and	 laid	 out	 to	 preserve	 the	 appearance	 of	 the	
Conservation	 Area,	 no	 matter	 how	 sensitively	 designed	 it	 would	 inevitably	 be	
intrusive	in	views	of	this	green	wedge.	

	
6.12.9 In	the	Local	Plan	2036	Preferred	Options	document	the	whole	Ruskin	Field	site	was	

put	forward	as	being	a	potential	development	site	for	housing,	with	it	being	noted	
that	 it	 should	be	 further	 investigated	 for	 the	 impact	on	 the	historic	 environment	
(HELAA	 site	 463).	 The	 whole	 of	 the	 site	 is	 4.5	 hectares,	 but	 only	 1.19	 was	
considered	 in	 the	 HELAA	 as	 developable,	 which	 reflects	 the	 part	 of	 the	 site	
allocated	 in	 Policy	 SP57.	 The	 reduction	 in	 the	 size	 of	 the	 site	 keeps	 the	
development	 to	 the	 southern	 part	 of	 the	 site	where	 any	 development	would	 be	
less	prominent	 in	views	 from	and	to	Old	Headington	Conservation	Area,	 reducing	
the	impact	on	its	appearance	and	character.		

	
6.12.10 Old	Headington	 has	 a	 clear	 village/development	 envelope	 and	 distinct	 character.	

The	 fields	 presently	 form	 part	 of	 the	 rural	 setting	 of	 the	 village,	 allowing	 for	 a	
degree	 of	 visual	 separation	with	 development	 to	 the	 north,	 helping	 to	 keep	 the	
historic	 character	 and	 settlement	pattern	of	 the	 village.	Development	of	 the	 two	
fields	 outside	 the	 allocation	 beyond	 the	 existing	 boundary	 to	 the	 north	 of	 the	
walled	 garden	 and	 leading	 down	 the	 A40	would	 be	 likely	 to	 have	 a	 substantially	
harmful	 impact	 on	 the	 character,	 appearance	 and	 setting	 of	 Old	 Headington	
Conservation	Area	and	the	listed	buildings	and	would	be	contrary	to	Policy	DH3	and	
the	NPPF.	Development	on	only	the	allocated	site	would	ensure	retention	of	fields	

                                            
2	Barton	AAP	Inspector’s	report	available	at:	
https://www.oxford.gov.uk/downloads/file/1448/inspectors_report_on_the_examination_into_barton_area_
action_plan	



 

 

that	form	this	visual	separation.	The	allocated	site	is	situated	between	a	hedge	line	
and	 the	 built	 up	 area	 of	 the	 college	 and	 is	 not	 vital	 to	 retaining	 this	 visual	
separation.		

	
6.12.11 Development	 that	 is	 well	 related	 to	 the	 college	 could	 be	 accommodated	 in	 the	

southern	 part	 of	 the	 site,	 closest	 to	 the	 existing	 buildings,	 if	 it	was	 carefully	 and	
sensitively	designed	to	preserve	and	enhance	the	setting	of	the	listed	building	and	
character	and	appearance	of	the	conservation	area.	There	are	still	many	constraints	
as	well	as	opportunities	within	the	area	of	the	site	allocated,	including	the	existing	
pond,	 the	 mature	 trees	 and	 hedges,	 the	 relationship	 with	 the	 listed	 building,	
retaining	gaps	and	views	through	the	site	to	the	north	and	views	of	the	site	from	
the	north.	The	potential	 impact	on	views	 from	the	north	will	 shape	 the	choice	of	
siting,	 height,	 form	and	 appearance	 of	 new	buildings,	 as	will	 the	 listed	 buildings,	
wall,	 hedges	 and	 pond.	 However,	 there	 is	 considered	 to	 be	 potential	 for	 an	
acceptable,	sensitively	designed	scheme	within	the	allocated	site	area.		

Biodiversity and green space 
6.12.12 Some	 of	 the	 comments	 received	 at	 Regulation	 19	 noted	 the	 green	 space	 and	

biodiversity	value	of	the	site.	A	phase	1	botanical	survey	was	carried	out	on	the	site	
(the	larger	4.5	hectare	area)	on	23/10/2017	(GRS.12).	This	found	the	fields	consist	
of	a	series	of	neutral	grassland	fields.	It	was	considered	that	some	of	the	wide	and	
dense	boundary	hedges	are	likely	to	have	value	to	birds.	The	allocated	part	of	the	
site	 also	 includes	 a	 small	 orchard,	 ponds	 and	an	area	of	 tall	 herb.	 	 Policy	G8	will	
ensure	 the	 protection	 of	 important	 existing	 green	 infrastructure	 features.	 The	
survey	did	not	suggest	that	there	were	biodiversity	 features	of	enough	value	that	
further	survey	would	find	any	of	the	site	should	be	designated	for	its	wildlife	value	
(and	protected	by	Policy	G2).		

Access 
6.12.13 Access	to	the	site	would	be	possible	for	pedestrians	and	cyclists	from	Stoke	Lane.	

However,	 this	 is	 not	 suitable	 for	 provision	 of	 vehicular	 access.	 Vehicular	 access	
would	most	likely	need	to	come	from	Dunstan	Road,	through	the	college	campus.	
This	would	avoid	the	potential	negative	visual	impact	that	is	likely	from	any	access	
road	passing	 through	the	more	visible	northern	part	of	Ruskin	Field	 that	 is	not	 in	
any	 event	 part	 of	 the	 site.	 This	 does	 mean	 that	 the	 site	 would	 be	 most	 easily	
developed	as	an	extension	of	the	college	campus	(or	for	employer-linked	housing),	
otherwise	it	is	likely	that	a	general	access	for	housing	would	need	to	be	negotiated	
with	the	college.		

Changes	proposed	to	ensure	soundness		
	

6.12.14 The	 Inspectors	 have	 raised	 concerns	 about	 the	 use	 of	 the	 phrase	 ‘planning	
permission	 will	 not	 be	 granted	 for	 any	 other	 uses’,	 and	 the	 issue	 surrounding	
positive	planning.	 The	 Inspectors	 raised	 this	 subject	 in	OCC.1F	 and	OCC.1AB.	 The	
Inspectors	considered	that	the	use	of	this	phrase	within	the	sites	policy	could	result	



 

 

in	 a	 lack	 of	 flexibility.	 This	 issue	 has	 been	 addressed	 in	 further	 detail	 in	 the	
introduction	 to	 the	 City	 Council’s	 written	 statement	 regarding	 Matter	 6,	 in	
paragraphs	6.1.2	-6.1.7.	A	modification	to	make	it	explicit	that	ancillary	uses	would	
be	acceptable	is	proposed,	in	line	with	all	other	sites	policies.	To	be	consistent	with	
H3,	 a	 modification	 is	 also	 proposed	 to	 make	 it	 clear	 that	 it	 is	 employer	 linked	
affordable	housing.	The	reference	to	the	need	to	protect	heritage	assets	also	has	a	
proposed	modification	in	the	City	Council’s	statement	to	Matter	6,	as	shown	below.		

 
Policy	SP57:	Ruskin	Field	
	
Planning	 permission	 will	 be	 granted	 for	 expansion	 of	 the	 adjoining	 academic	 institution	 and/or	
residential	use	only,	which	may	include	employer-linked	affordable	housing.	Planning	permission	will	
not	be	granted	for	any	other	uses	except	ancillary	uses.		
	
New	development	 should	 be	 informed	 by	 the	 landscape	 character	 and	 potential	 impact	 on	 views	
from	the	north	in	terms	of	choice	of	siting,	height,	form	and	appearance.	Careful	design	must	ensure	
that	development	proposals	contribute	towards	the	character	of	the	conservation	area	and	preserve	
and	enhance	nearby	listed	buildings	and	their	setting.	Development	must	preserve	and	enhance	the	
significance	of	nearby	heritage	assets.	
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 

Appendix1	
	
Extract	from	the	Master	Plan	submitted	by	Ruskin	College	to	inform	the	Barton	AAP	showing	the	site	
area	considered		

 


