
EAST AREA PLANNING COMMITTEE 4th April 2018

Application Number: 17/02387/FUL

Decision Due by: 11 December 2017

Extension of Time: 20 April 2018 

Proposal: i) Erection of 65 bed student accommodation building on 
four storeys. 
ii) Erection of 30 bed student accommodation building on 
two and three storeys.
Demolition of Bowen Building. (additional information and 
revised plans)

Site Address: Ruskin Hall ,  Dunstan Road,  Oxford, OX3 9BZ

Ward: Headington Ward

Case Officer Felicity Byrne

Agent: Mr Stephen 
Pickles

Applicant: Paul Di Felice

Reason at Committee:  Major Development

1. RECOMMENDATION

1.1. East Area Planning Committee is recommended to: 

a) Approve the application for the reasons given in the report and subject 
to the required planning conditions set out in section 11 of this report;

b) Grant planning permission;  and

c) Delegate authority to the Head of Planning, Sustainable Development 
and Regulatory Services to: 
1. Finalise the recommended conditions as set out in this report including 

such refinements, amendments, additions and/or deletions as the Head of 
Planning, Sustainable Development and Regulatory Services considers 
reasonably necessary and Regulatory Services considers reasonably 
necessary and issue the permission.

2. EXECUTIVE SUMMARY

2.1. This report considers the acceptability of the erection of two new buildings within 
the garden of a listed building and also the Conservation Area to provide an 
additional 95 student rooms.  The plans are identical to those submitted and 
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approved first in 1997 and most recently in 2013.  The principle of development 
has therefore been accepted and it therefore falls to consider whether the 
Development Plan or other material considerations have changed in the last 5 
years such that the development is now not acceptable.  

2.2. It is concluded that whilst the Development Plan has changed since 2013 with 
the introduction of the Headington Neighbourhood Plan earlier in 2017, the 
proposal accords with this plan and there have been no other significant material 
considerations that result in the application being unacceptable.  Officers 
therefore recommend the application be approved subject to conditions.

3. COMMUNITY INFRASTRUCTURE LEVY (CIL)

3.1. The proposal is liable for CIL amounting to £318,719.66.

4. SITE AND SURROUNDINGS

4.1. The site is located within Ruskin Hall, its grounds and associated buildings are 
located within the boundary of the original designation of the Old Headington 
Conservation Area on 4th January 1971. The fields to the north of these lands, 
which formed part of Headington Meads, bounded by the Northern By-Pass, 
were taken into the conservation area through its last extension on 9th December 
1998.

4.2. Located just outside the tight-knit, historic core of the 17th-19th century village 
centred along, and off St Andrew’s Road and Old High Street and the stone wall-
lined pedestrian ways of The Croft, Ruskin Hall belonged to the genre of higher-
status detached dwellings, or converted, former agricultural buildings, situated in 
generously sized, designed and landscaped grounds, distanced from the road by 
a winding driveway. These houses, which include Headington House, Sandy 
Lodge, White Lodge and The Grange, are barely visible in the immediate 
streetscape, their presence denoted by stone boundary walls and gate piers. 
Glimpses of them usually occur from a distance within, or outside, the village, 
making their setting an important factor in their positive contribution to the special 
character and appearance of the Old Headington Conservation Area. Views 
south from the Northern Bypass looking over the unimproved grazing fields offer 
only fragments of the buildings and structures on this Ruskin College site. Thus it 
has a dual aspect, that to the village, and to the wider setting in a still, rural 
landscape.  This rural setting is also an important feature of the character of this 
part of the conservation area.

4.3. Ruskin Hall, formerly The Rookery, and Crinkle Crankle wall are listed Grade II in 
their own right as buildings of special architectural or historic interest. The 
Rookery was listed on 12th January 1954 and the Crinkle Crankle wall on 28th 
June 1972.
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4.4. SITE LOCATION PLAN

 
© Crown Copyright and database right 2011.
Ordnance Survey 100019348

5. BACKGROUND & PROPOSAL

5.1. In 2008, the Ruskin College Masterplan was endorsed by the North East Area 
Planning Committee. The Masterplan sought to establish a framework for the 
future development at Ruskin’s College sites in Old Headington to span the next 
15 years. The College had taken the decision to consolidate the two Ruskin 
College sites because it was not economical or ecologically sustainable to 
duplicate activities between the two sites. This has now been achieved with the 
construction of the new academic building on the Old Headington campus, the 
closure of Ruskin’s College on Walton Street and the transfer of all students and 
staff to the Old Headington Campus, now called Ruskin Hall.

5.2. In order to continue the implementation of the Masterplan, the college still need 
the two student accommodation blocks previously approved to be effectively 
renewed. This report therefore considers how the proposals now accord with the 
relevant development plans and any material considerations arising since the 
last grant of planning permission in 2103. The current proposals are identical to 
the original applications 09/00634/FUL & 09/00636/FUL and as further approved 
under 12/03123/EXT and 12/03124/EXT.
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5.3. The application proposes the erection of two new accommodation blocks to 
provide student accommodation; 

i) Erection of 65 bed student accommodation building on four storeys 
(Block A) (12/03124/EXT) and; 

ii) ii) Erection of 30 bed student accommodation building on two and three 
storeys. (Block D). Demolition of the Bowen Building (12/03123/EXT). 

5.4 The plans are identical to those submitted and approved first in 1997 and most 
recently in 2013.  Block A replaces the existing 1960’s Bowen Building  to the 
north east of the campus, and is built  to 3 and 4 storeys, utilising the change in 
ground level and varies in height between approximately 10m at its lowest to 
14m at its highest.  It is of a modern architectural design with a flat roof, with 
flues/ chimneys, and constructed in brick with timber panels.  It provides 65 
rooms.

5.5 Block D to the east of the Rookery is of the same architectural style and 
materials as Block A.  It is built on 2 and 3 floors, creating a basement, again 
utilising the change in ground level reaching between approximately 6m and 10m 
in height.

6. RELEVANT PLANNING HISTORY

6.1.  The table below sets out the relevant planning history for the application site:

09/00548/FUL - Replacement sub-station. PER 4th September 2009.

09/00546/LBD - Listed Building Consent for alterations including demolition of 
late 19th/ early 20th C. internal servants stair, 1960's Tawney Hall (Refectory 
wing and kitchens) and small scale rear late 19th/ early 20th C. additions. 
Alterations and extension on 4 levels for academic block. The Rookery.
Formation of new gated pedestrian entrance in south boundary wall. The Walled 
Garden. PER 2nd November 2009.

09/00547/FUL - Alterations and extension on 4 levels of The Rookery to  provide 
academic accommodation and ancillary facilities. Associated hard and soft 
landscaping and cycle parking provision. Erection of smoking canopy, gazebo, 
fire pit, water tank and engineering operations to create steps and shallow 
pools/pond, regrading of land and creation of hard surface footpaths within fields 
to North of site.
Formation of new gated pedestrian entrance in south boundary wall. The Walled 
Garden. PER 11th September 2009.

09/00549/FUL - Installation of car parking areas to provide 38 car parking 
spaces. REF 4th September 2009.

09/00633/CAC - Conservation Area Consent for demolition of Bowen Building. 
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PER 11th September 2009.

09/00634/FUL - Erection of 4 storey building to provide student accommodation. 
Cycle parking. Associated hard and soft landscaping. PER 11th December 2009.

09/00635/CAC - Conservation Area Consent for demolition of the Bowerman 
Building. PER 11th September 2009.

09/00636/FUL - Erection of student accommodation on 2 and 3 storeys. Cycle 
parking. Associated hard and soft landscaping. PER 11th December 2009.

09/02565/NMA - Beatrice Webb Building - Application for non-material 
amendment to planning permission 09/00213/FUL involving various alterations.. 
PER 18th December 2009.

10/00612/FUL - Alterations and extensions on 4 levels to  provide academic 
accommodation and ancillary facilities. PER 18th August 2010.

10/00613/LBD - Listed Building Consent. Alterations and extensions involving 
demolition of internal stairs, refectory wing and kitchens. Erection of academic 
and ancillary facilities on 4 levels. PER 16th August 2010.

11/01404/EXT - Application to extend the time limit of the existing planning 
permission 07/02867/FUL for the new dining room building.. PER 8th August 
2011.

10/00612/NMA - Non-material amendment to permission 10/00612/FUL for 
alteration to kitchen window and internal modifications. PER 19th September 
2011.

12/01659/EXT - Application to extend time limit for implementation of planning 
permission 09/00548/FUL for replacement of sub-station. PER 10th September 
2012.

12/03123/EXT - Application to extend the time limit for implementation of 
planning permission 09/00636/FUL (Erection of student accommodation on 2 
and 3 storeys. Cycle parking. Associated hard and soft landscaping). PER 17th 
October 2013.

12/03124/EXT - Application to extend the time limit for implementation of 
planning permission 09/00634/FUL (Erection of 4 storey building to provide 
student accommodation. Cycle parking. Associated hard and soft landscaping). 
PER 18th October 2013.

15/02740/FUL - Installation of 1no. car  park barriers and 1no. bollard. (amended 
plans). PER 29th April 2016.

Adjacent Campus site planning history: Stoke House, Stoke Place:
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09/02486/EXT - Application to extend the time limit on implementing permission 
97/00731/NFH (12 study bedrooms) previously extended under 04/02045/VAR. 
PER 25th February 2010.

13/00475/EXT - Application to extend the time limit on implementing permission 
97/00731/NFH (12 study bedrooms) previously extended under 04/02045/VAR 
and 09/02486/EXT. PER 18th October 2013.

17/02386/FUL - Erection of 12 study bedroom annex on two floors. Pending 
consideration.

7. RELEVANT PLANNING POLICY
 
7.1.  The following policies are relevant to the application:

Topic National 
Planning 
Policy 
Framework 
(NPPF)

Local Plan Core 
Strategy

Sites and 
Housing Plan

Other Planning 
Documents & 
Headington 
Neighbourhoo
d Plan

Design 7
56-68

CP1, CP6, 
CP8, CP9, 
CP10, 

CS18_,
CS19_,

HP9_, HP12_, 
HP13_, 
HP14_, 

CIP1, CIP3, 
CIP4

Conservation/ 
Heritage

12

126 -141
134 and 135.

HE2, HE3, 
HE4, 

GSP4,

Housing 6 HP12_, 
HP13_,

Commercial 1, 2

Natural 
Environment

9, 11, 13

117-118

NE14, 
NE15, 
NE21, 
NE22, 
NE23, 

CS9_, 
CS11_, 
CS12_, 

GSP3, 

Social and 
community

8 CS16_, 
CS25_, 
CS29_, 

Transport 4 TR4, TR5, 
CP13, 

CS13_, HP15_, 
HP16_,

Parking 
Standards 
SPD, HNP 
GSP3, 
 TRP4, TRP5, 
TRP6
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Environmental 10 CS9_, 
CS10_, 
CS11_, 

Energy 
Statement 
TAN

Misc 5 CP.13, 
CP.24, 
CP.25

MP1
SP50

Telecommunic
ations SPD, 
External Wall 
Insulation 
TAN,

8. CONSULTATION RESPONSES

8.1. Site notices were displayed around the application site on 3rd October 2017 and 
an advertisement was published in The Oxford Times newspaper on 28th 
September 2017.

8.2. The consultation responses received in relation to the application are 
summarised below.  Officers would make members aware that copies of all the 
consultation responses listed below are available to view in full on the Council’s 
public access website.

Statutory and Non-Statutory Consultees

Oxfordshire County Council (Highways)

8.3. No objection subject to conditions.  Key issues:  The submitted Travel Plan is 
outdated and a Travel Plan Statement is required for a development of this size. 
 A Construction Traffic Management Plan is required in order to minimise the 
impact of construction traffic upon the local highway network.  The development 
is proposed to be car-free in line with policy.  Stoke Place, which is a private 
road must be monitored to ensure that there is no increase in overspill parking as 
a result of the development on this road.

Historic England

8.4. No comments to make.

Natural England

8.5. No comments to make.

Thames Water Utilities Limited

8.6. Waste Comments Thames Water would advise that with regard to sewerage 
infrastructure capacity, we would not have any objection to the above planning 
application. 

8.7. Water Comments Thames Water recommend informatives relating to pressure 
and large water mains crossing the proposed development, and suggests a 
condition requiring a piling method statement detailing the depth and type of 
piling to be undertaken and the methodology by which such piling will be carried 
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out, including measures to prevent and minimise the potential for damage to 
subsurface water infrastructure, and the programme for the works.

Public representations

8.8. Letters of comment have been received from the following addresses: Nos. 4, 7B 
and Manor Farm House Dunstan Road, Nos 1, 4, 5, 8, 6 & 9 Stoke Place, 14 
Nursery Close, 1a and Jeffcoat House, Larkins Lane. No. 5 William Orchard 
Close, 7 The Croft. 23 Lamarsh Road, Oxford Civic Society, Friends of Old 
Headington, Oxford Preservation Trust, Stoke Place Residents Association, 
Headington Heritage also commented. 

In summary, the main points of objection were:
 Application disappointing in its response to OCC Policy CS18 and does 

not take account of the new neighbourhood Plans
 Adverse impact on the landscape setting of Ruskin Hall: loss of even 

more green space is very regrettable since Bowerman demolished and 
walled garden revived the landscaped garden is now the finest in the area.

 Adverse impact on the Conservation Area; development is in a sensitive 
part of the CA and impinges on two significant sight lines identified in the 
Old Headington Conservation Area appraisal.

 Views to hills in the distance from the road will be lost.
 Adequate screening by deciduous trees must be demonstrated.
 Ibstock Cream brick area out of keeping with the CA and a Stretcher 

bonding is inappropriate
 The transport plan must be updated due to the rise in online ordering in 

the last 10 years, in particular with a management plan to limit online 
ordering A 120 students represents a substantial increase in the number 
of residents and pedestrian/road traffic in the 

 The buildings must be removed from the CPZ
 Student motorists not eligible for parking permits within college grounds 

cram their cars into the lane, sometimes belligerently and with no regard 
for the through passage of emergency service vehicles, refuse and 
delivery trucks (mostly servicing the college) that wish to access the lane 
beyond our terrace

 Parking for staff is a 'first come first served' basis, which means that staff 
also take advantage of being able to park in Stoke Place

 the college has introduced a student parking ban which is upheld by 
sanctions against offending student car owners (but not against staff). It 
remains to be seen whether the college will police this ban and for how 
long, past undertakings by the college have repeatedly been short lived. 

 a restrictive condition must be imposed that the buildings will not be used 
for other uses such as hotel or conference centre use

 It is acknowledged these proposals have been previously approved and 
the site is allocated for development. the extension to the Rookery is not 
beautiful and is incongruous. Therefore these new buildings should be 
sensitively designed and placed so that they are not seen from within the 
Village or from the North.

 the boundary line between Ruskin College and 4 Dunstan Road is not 
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drawn correctly
 Parking on site should be restricted
 Adverse impact from coaches currently on Dunstan Road.
 Impact of deliveries and construction vehicles; Pollution and congestion
 Construction vehicles should use the Dustan Road entrance as Stoke 

place in narrow with parked cars on and in need of repair,  A specially 
constructed road within the grounds should be used as was done for the 
earlier development construction.

 How will students access facilities?
 area – noisy talking, shouting and occasional vandalism is an issue in the 

OHCA
 Block A  - height size and design overwhelms its surrounding
 Block D – restrict views to the countryside behind
 Damage Ruskin’s landscape setting
 Adverse impact on neighbouring residential amenities in terms of views, 

privacy and 
 Increase in light pollution; existing serious light pollution created by the 

Academic Block, with its staircase lit up throughout the night, and now 
with lights throughout the garden burning all night. This adversely affects 
the residents of Stoke Place and must be having a serious effect on the 
bird population of the area.

 We recognize that this is a resubmitted planning application but there 
have been changes, notably increases in size.

 Design and plans are almost 10 years old 2 
 Blocks A and D will increase the number of rooms by 71 (from 24 to 95) 

Blocks A and D and Stoke House Extension applications together will 
increase the number of rooms by 83 (from 36 to 119).  Time to review the 
Masterplan. The Ruskin College Business Case – do they really need this 
additional accommodation?

 Proximity to neighbouring properties – all Stoke Place residents Light 
pollution and loss of privacy

 Lack of consultation with neighbours 
 Planning, application and incorrect documentation and building work 

disruption.
 There have been a large number of similar student developments in 

Headington over the last few years which will affect the already strained 
transport and local amenities. This, along with the large housing 
development in Barton, I am concerned at the affect of such a large 
development on the surrounding area.

Comments of support were as follows:
 Ruskin Hall has the ability to adapt to the needs of its students in a fast-changing 

world & the two new buildings for housing students would enable the College to 
meet the needs of today's world. 

 The eastern unit will stand where outdated and unsightly housing stood and has 
been indicated on the master plan for some time. 

 Care needs to be taken to lesson disruption to the residents of Stoke Place 
during construction. 

 The second building replaces an older unit and has the facilities to meet 
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expectations of today's student.
 Student rooms are both crowded and noisy and students have expressed the 

difficulty in sharing very limited WC and bathing facilities. 
 This western unit would have a positive impact on the local community. It would, 

like the current dorm, not be visible from Dunstan Road and not impact to any 
great extent its neighbours on the west. 

 The shabby remnants of Bowerman House so blighted the appearance of Stoke 
Place before its demolition and its removal has been supported.

 When Barton is complete, residents may be glad of the view being obscured.
 A cessation of the burning of garden waste in the area to the north of the current 

dorm when a larger building is constructed will be welcomed.
 no concerns with regard to Ruskin College's proposals as to any potential 

increase of traffic to the area, this has happened in any event during recent 
years following on from the London Road improvement work

 The recent replacement of the former college hall and dining rooms by the 
present rationalist buildings, sensitively designed to be in keeping with the 
Rookery's facade, has improved the view across Ruskin's grounds considerably 
more than the addition of any resulting greened space.

 present buildings show a discernment that was previously lacking in the college's 
historical development of their site, provided this discernment is maintained we 
remain largely sympathetic to the college's proposals.

 Ruskin College has been here a long time and the college needs to be allowed if 
not encouraged to operate a financially viable institution in order to survive and 
prosper. 

Officer Response

8.9. The site is allocated for development and the proposals have been previously 
approved.  The plans are identical to those previously considered by the Council 
and there is no increase in size proposed.  Other comments are addressed in 
the main report. 

9. PLANNING MATERIAL CONSIDERATIONS

9.1. Officers consider the determining issues to be:

i. Principle of development;
ii. Design and Heritage;
iii. Residential Amenity;
iv. Transport;
v. Flooding;
vi. Trees & Landscaping;
vii. Biodiversity;
viii. Archaeology;
ix. Energy Efficiency.

i. Principle of Development
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9.2. The NPPF has a presumption in favour of sustainable development and states 
that development proposals that accord with the up-to-date policies of the 
development plan should be approved without delay (paragraphs 12- 24).  

Paragraph 17, the NPPF also identifies 12 core land‐use planning principles 

which should underpin both plan making and decision taking. These include 
encouraging the effective use of land by reusing land that has been previously 
developed (brownfield land), provided that it is not of high environmental value.  
It should be noted that gardens are brownfield land and not greenfield.   At a 
local level, the development plan has also changed since 2010 with the recent 
adoption of Headington Neighbourhood Plan in 2017.  Polices CIP1, CIP3, CIP4 
and GSP4 and GSP5 seek to ensure new proposals are of high quality design 
that enhance their surroundings and conservation area and other heritage 
assets.

9.3. The Oxford Core Strategy 2026 sets out the strategic development framework for 
Oxford, and Policy CS26 requires student accommodation to be occupied by 
students of either Oxford University, Oxford Brookes University, or other 
institutions provided they are full-time students on a course of an academic year 
or more.  Sites and Housing Plan Policy SP50 deals specifically with the Ruskin 
College Campus and supports proposals for student accommodation on the site 
provided that developments retain and enhance the listed buildings and their 
setting within the campus; contribute towards the character of the conservation 
area; and preserve and enhance nearby listed buildings and their setting.  The 
development should minimise car parking on site, and the applicant will be 
expected to show how the proposals mitigate traffic impacts and maximises 
access by alternative means of transport, and improves pedestrian links.  Policy 
HP5 states that student accommodation should be located on or adjacent to an 
existing university or college academic site, and that provides suitable indoor and 
outdoor space for developments of 20 or more bedrooms, a management regime 
for the accommodation, and an undertaking to prevent residents from bringing 
cars to the city.

9.4. The site itself is sited adjacent to the Stoke Place smaller campus on the western 
side of Stoke Place, and is considered to be a suitable location for student 
accommodation under Policy SP50 and HP5 of the Sites and Housing Plan.

9.5. The principle of residential development here has been accepted on several 
previous occasions when the development was first approved and subsequently 
granted extension of time.  Whilst the most recent permissions have lapsed there 
has been no significant material changes within the site or its surroundings such 
that planning could reasonably be withheld in this case.

ii. Design and Heritage

9.6. The NPPF, paragraphs 56-68, requires that high quality design is achieved that 
promotes or reinforce local distinctiveness.  In relation to heritage assets 
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(paragraphs 126 -141) Local Planning authorities have a duty to have special 
regard to the preservation or enhancement of designated heritage assets, (e.g. 
listed buildings and conservation areas).  The NPPF encourages local planning 
authorities to look for opportunities to better reveal or enhance heritage assets 
and their settings and states that proposals that do make a positive contribution 
should be treated favourably.

9.7. In considering the impact of a proposed development the NPPF states that the 
significance of a designated heritage asset should be considered and great 
weight given to the asset’s conservation. The more important the asset, the 
greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of a heritage asset or development within its setting. As 
heritage assets are irreplaceable, any harm or loss should require clear and 
convincing justification, measured in terms of the public benefits to be delivered 
through the proposal.

9.8. These aims are embodied in Local Plan Policy HE3 and HE7 which requires 
development proposals to preserve or enhance the special character and 
appearance of the conservation area or the setting of the listed building.  Policy 
CIP4 of the HHNP seeks to ensure that development will only be permitted 
where it addresses the conservation and enhancement of the significance, 
character and any special architectural or historic features of significance the 
asset may possess.

9.9. Policy CS18 of the Oxford Core Strategy 2026 require proposals to demonstrate 
high-quality urban design that responds appropriately to the site and 
surroundings; creates a strong sense of place; contributes to an attractive public 
realm; and high quality architecture.  The Local Plan expects new development 
to enhance the quality of the environment, with Policy CP1 central to this 
purpose and Policy CP8 encourages development to relate to its context with the 
siting, massing and design creating an appropriate visual relationship with the 
form, grain and scale of the surrounding area.  This is supported by Policy HP9 
of the Sites and Housing Plan. Policy GPS4 state that development will be 
permitted where its design responds appropriately to the site and the character 
of the surrounding area and again emphasises and supports CS18. Policy CIP1 
states that new developments will only be permitted where they respond to and 
enhance the distinctive local character where it is described in the Character 
Assessments. CIP3 of the HHNP supports innovative design which accords with 
the local plan, takes account of local heritage and enhances the distinctive 
identity, character and setting in terms of scale, layout, density, orientation and 
massing. 

9.10. The Old Headington Conservation Area Appraisal was adopted in July 2011. The 
aims of this document are to assess the special significance of the conservation 
area and the elements that contribute to this significance and to provide 
guidance on preserving and enhancing this.  Key characteristics of this part of 
the CA along Dunstan Road is its tree lined approach to the historic village core, 
with grass verges and high stone garden walls contributing to the village 
character. �The houses are generally set well back from the road in large 
gardens, reflecting the process of development onto former agricultural land on 
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the village-edge. �Ruskin Hall (The Rookery) is an example of the big houses built 
on the edge of the village by an Oxford merchant, but also has historic interest 
as an educational institution. The character area contains a group of cottages of 
late 19th century construction that extend from the end of St. Andrew’s Road 
down Stoke Place Lane.  These introduce the more densely built up character of 
the village centre, as well as illustrating the difference in the housing provision 
made for the village’s working class inhabitants and its wealthy inhabitants, such 
as the owners of The Rookery and Stoke House in the later 19th century. The 
green setting of the conservation area is also important and is recognised in the 
Conservation Area Appraisal.  The north of the site is bounded by open fields, 
the northern bypass and then open countryside beyond this. This green wedge is 
indeed important to the setting of the existing buildings on the site and the rural 
quality and significance of the conservation area.

9.11. Ruskin Hall, formerly known as The Rookery, is 2 storeys constructed of stone, 
under a pitched roof, the earliest, and once freestanding, building on the site, 
dates from the 16th and 17th centuries. It survives in part only, retaining chimney - 
breasts and good fireplace surrounds, but its cross wings were removed in order 
to accommodate the 3 storied, ashlar limestone, 1810 classical building, whose 
main staircase is now the principal feature of its type within The Rookery. 

9.12. Extensive alterations in the late 19th, early 20th century, collectively ascribed to 
the Arts and Crafts style, produced a long, single storey, north range under 
pitched roofs, skewed in plan, with a lower, cloistered arrangement built on the 
eastern side of the 16th/17th century building to provide a link. About the same 
time, a pitched roof with dormers was added above the first floor, and at the 
southern end of the early building, with single storey extension immediately to its 
north. It is likely that the servants’ stair, inserted within the original building, dates 
from this period. Also built during this phase is a 2 storeyed flat roof and single 
storied bay extension against the western, side elevation of the classical 
building.

9.13. Small-scale additions of 1 and 2 storeys height, of an ancillary nature, were 
added to the north elevation of the Classical building in the mid 1960’s. The 
extensive plan form, but single storey, Tawney, Dining Hall and kitchens also 
dated from this phase. In the 2010 a larger extension to the Rookery and other 
internal alterations and changes were made, as approved under 09/00547/FUL 
and 09/00546/LBD which included the demolition of late 19th/ early 20th C. 
internal servants stair, 1960's Tawney Hall (Refectory wing and kitchens) and 
small scale rear late 19th/ early 20th C.

9.14. The Crinkle Crankle wall forms part of the Walled garden built in the 18thC and 
thought to be for structural reasons.  It is constructed of stone on the north face 
and lined with brick on the internal southern face of the wall.  It has been 
repaired and the walled garden brought back to life in recent years under the 
approval 09/00547/FUL, and is tended by the students and the Ruskin Crinkle 
Crankle Garden Club.
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9.15. The proposed two new student blocks are identical in terms of size, scale, and 
design to the two separate applications approved in 2013.  Within the original 
2010 approval Officers considered carefully the impact of the proposed 
development on the heritage assets.  It concluded that the Ruskin Hall campus 
was not a street in a village within a city, but a long standing educational 
establishment comprising a complex of buildings, and structures with spatial 
quality and relationship to their grounds and signal trees.  It noted the hierarchy 
of landscape from the designed grounds to the south of, and immediately 
surrounding, The Rookery (Ruskin Hall), changing to the supply of horticultural 
and culinary needs provided by the walled garden and orchard that give way to 
the northern fields.  Officers also noted the history of contemporary buildings 
relating to their historic time frame, modern architectural additions and 
accommodation blocks on the campus, and what was being proposed was no 
different from the way the original site had developed.  The proposals (which 
included the extension of the listed Rookery were considered to be sympathetic 
in design to The Rookery (Ruskin Hall), and other existing buildings, structures 
and landscape features on site.  The heights have previously been endorsed and 
were considered appropriate within the site and relationship to existing buildings.  
Officers considered that the new buildings would not have an adverse impact on 
the special character and appearance of this part of the Old Headington 
Conservation Area or setting of the listed building or Crinkle Crankle wall. The 
essential built and landscaped qualities of the area would be preserved and 
enhanced.

9.16. Again in 2103, set against the policies of the NPPF and a development plan 
including the  Core Strategy, Oxford Local Plan, Sites and Housing Plan and 
CAA, Officers were of the view that the proposals complied with the aspirations to 
preserve the special significance of the surrounding heritage assets, including the 
gardens and setting of the listed building and the character and appearance of 
the Old Headington Conservation Area.  

9.17. Block D effectively replaces the existing 1960’s Bower Building and whilst a 
storey higher it would have a similar relationship to the listed building and its 
setting. Block D which is located in a similar location to the Bowerman building 
that was demolished shortly after the original permission was granted in 2010, 
would have a the same relationship to the recently completed modern extension 
to The Rookery.  As part of the original approvals additional tree planting was 
proposed along Stoke Place to mitigate tree loss and the impact of views into the 
Site.  

9.18. In considering this renewal application, the development plan has altered with 
the introduction of the Headington Neighbourhood Plan which reinforces much of 
the existing local plan framework in terms of design and heritage considerations.  
However the policy context has not materially altered and a local planning 
authority’s duty to have special regard to the preservation or enhancement of 
designated heritage assets remains.  The significance of the listed building and 
its garden landscape setting, the Crinkle Cranckle wall and walled garden, the 
green field landscape and the significance of this part of the Old Headington 
Conservation Area are well understood.  In previous determinations the Council 
found that the proposed plans, which are identical to those here, were not 
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harmful to the significance of those assets.  There has been no significant 
material change in circumstances either in the context of the site or surroundings 
since that time that would lead Officers to reach another conclusion at this time.

9.19.  The comments of the local resident in terms of the blocks size height 
appearance and location are noted.  Whilst the architectural form and design of 
the blocks are not recent and may not be to everyone’s taste, they nonetheless 
would form an appropriate relationship to the buildings on the site and within the 
landscaped gardens.  The views out of the college to the landscape in the 
distance are not protected and would change, however this would not be 
harmful.    

9.20. In conclusion therefore, given the significant weight of the previous approvals 
and that site circumstances have not materially changed within the last 5 years, 
the proposals would not harm the significance of the listed building and 
conservation area and it would be unreasonable to withhold planning permission 
in this case.

iii. Residential Amenity

9.9 The Council seeks to safeguard the amenities of the occupiers of the properties 
surrounding any proposed development.  This is particularly important for 
existing residential properties, as new development can block light, have an 
overbearing effect and overlook adjoining properties.  Policy HS19 states that 
permission will only be granted for development that adequately provides for the 
protection, and/or creation, of the privacy or amenity of the occupants of the 
proposed and existing residential properties.  This will specifically be assessed in 
terms of potential for overlooking into habitable rooms, sense of enclosure, 
overbearing impact and sunlight and daylight standards.  This is also supported 
through Policy CP10.

9.10 Officers previously considered that there would be no adverse impact on 
residential amenities.  The proposed accommodation blocks would be situated 
well within the campus grounds and would have a significant distance to the 
nearest residential properties.  Block A to the north overlooks an area of grass 
and trees and any oblique views to the rear of No. 4 Dunstan Road property, 
which is closest, are in excess of 47m (notwithstanding any boundary issues 
raised by No.4).    It is also screened by the existing Biko building.  There would 
be no direct overlooking, loss of privacy or overbearing.    Block D is in excess of 
34m to No. 8 Stoke Place.  Whilst the building will face directly towards No.8 with 
windows to bedrooms, bathrooms and common rooms on all floors, it would be 
screened by existing and new tree planting and the central hall way windows 
have been covered with louvers also to restrict views. Furthermore the distance 
varies from 34m to 50m where the building sets back and is sufficient for there 
not to be any significant overlooking or loss of privacy.  Neither would the building 
be overbearing. 

9.11 Residents have also raised the issue of light pollution, and as before, a condition 
could be imposed requiring a lighting strategy in order to ensure lighting would 
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not be an issue.

9.12 The proposal accord with Policies CP10 of the OLP and HS19 of the SHP.

iv. Transport 

Transport Sustainability & car parking

9.13. Currently on site there are 45 designated staff car parking spaces throughout the 
site and in two small car parking areas.  The site operates a one way system 
through the main gates, but servicing & deliveries access the site solely from the 
access on Stoke Place.   Policy CS26 of the Oxford Core Strategy states that 
with regards to student accommodation appropriate management controls will be 
secured including an undertaking that students do not bring cars into Oxford.  

9.14. With regards to proposed parking provision, this would be identical to that 
approved and implemented under the previous permissions and would not 
change as a result of these applications for student accommodation.  This 
accommodation is proposed to be car-free and students would not permitted to 
bring cars on-site. Students would also not be eligible to apply for residents’ 
parking permits within the Controlled Parking Zone. However, Stoke Place which 
is adjacent to the Ruskin College site is a private road and not included within 
the Controlled Parking Zone. The updated Transport letter outlines that students 
will be asked to provide details of any vehicles they have including registration 
numbers.  A reporting system is proposed to be introduced in order to help 
prevent overspill parking on Stoke Place, which is an current issue highlighted by 
the residents.  In response to residents’ concerns the College has stated that it 
has been working very closely with students and residents to resolve this issue. 
They confirm that it is now embedded in their enrolment procedures that 
students as a condition of acceptance do not park on Stoke Place.  This is a 
condition of attendance at Ruskin College and is supported by their disciplinary 
policy.

9.15. The County Council Highway Authority (HA) raises no objection to the application 
but considers it vital that parking on Stoke Place is monitored, both in order to 
ensure the car-free nature of the development and to ensure that any overspill 
parking does not cause obstructions to emergency vehicles or restrict existing 
residents’ access to parking.  It notes the existing 45 car parking spaces and that 
there is no proposal to increase or decrease the number of spaces. The HA 
therefore considers it unlikely that there would be any significant increase in 
vehicle trips to the site. It does not oppose to the number of off street car parking 
spaces remaining at the same level or the parking on-site to be permit controlled. 
But these measures must be included within the Travel Plan Statement required 
for the development and agreed by the Local Planning Authority prior to 
occupation.  

9.16. As for previous permissions a condition would secure that students bring no cars 
to Oxford.  The College has confirmed that this within their current tenancy 
agreement for which there is a penalty if this is breached.  Details of the 
monitoring system could also be secured by condition. A construction traffic 
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management plan condition would also detail hours of working, delivery times 
and measures for damage to the road and in particular Stoke Place. As such the 
development would accord with HP16 of the SHP and CS25 of the CS.

 
Cycle Parking

9.17.
9.18. It is proposed that there will be 52 cycle parking spaces provided in accordable 

with Policy HP. This meets the minimum 43 cycle parking spaces required. 
Details on the location of the cycle parking and its means of enclosure can be 
secured by condition.

v. Flooding & Drainage

9.19.  Local residents have raised concern with regards to the capacity of the existing 
waste water infrastructure to accommodate the needs of the proposed new 
buildings. Thames Water has also identified this as a potential issue but have 
suggested that a Grampian style condition be imposed should permission be 
granted to allow the applicant’s to submit a drainage strategy detailing any one 
and/or off site drainage works prior to any building work commencing. This 
information would then be assessed by the Local Planning Authority in 
consultation with the sewerage undertaker. Officer’s consider that this is an 
appropriate proposal to ensure that there is a proper assessment of the potential 
impact and an agreed solution to resolving any problems.

vi. Trees & Landscaping 

9.20. The trees within the site are protected by virtue of location within Old the 
Headington Conservation Area.  The grounds are well established with a mature 
tree stock. The trees are publically visible from vantage points along Dunstan 
Lane and Stoke Place and are regarded as a significant feature within the 
immediate area. The OLP requires that as far as possible existing trees and 
other landscape features are successfully retained within new development and 
that new trees and new soft landscaping including tree planting is included 
whenever it is appropriate. Policy NE16 of the OLP seeks to ensure that 
development will not destroy protected trees if it will have a significant adverse 
effect upon public amenity. Any protected tree that is destroyed must be 
replaced by a tree, or trees, suitable for the location.  Policy NE15 seeks to 
ensure that development will not destroy hedgerows and other valuable features 
where this would again have a significant adverse impact upon public amenity or 
ecological interest.

9.21. The proposed development would result in the loss of several trees.  The four 
trees lost by the replacement of the Bowen Building are set within the grounds 
and are less publicly visible within views from the ring road.  The three trees lost 
for the new building to the east of the grounds include 2 mature silver birch trees 
which are visible from Stoke Place and provide public amenity and contribute to 
the character of the CA.  These tree removals have already been approved in 
previous approvals and as previously required tree planting along Stoke Place is 
necessary to mitigate their loss and the impact on the character of the CA.   
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9.22. Some of this planting has already taken place and there are now 4 young beech 
trees along the Stoke Place boundary south of the vehicular access, which are 
shown on the submitted revised landscape plan.  However, the young beech tree 
at the northern end nearest to the access is in poor condition and should be 
replaced. The landscape plan has been amended to replace this tree with an 
extra heavy sized specimen of sweet chestnut and also to include 2 new extra 
heavy standard sized specimens of silver birch along entrance from Stoke Place 
on the east side of the new building as a replacement for the 2 birch trees that 
will be lost. Officers consider this to be appropriate mitigation for the loss of 
existing trees and as such the proposal accords with Policies NE15 and NE16 of 
the OLP subject to conditions including implementation and maintenance.

vii. Biodiversity

9.21. The NPPF sets out that “The planning system should contribute to and enhance 
the natural and local environment by: minimising impacts on biodiversity and 
providing net gains in biodiversity where possible” and “opportunities to 
incorporate biodiversity in and around developments should be encouraged” 
(paras 117-118).   CS12 of the Cores Strategy states that development that 
results in a net loss of sites and species of ecological value will not be permitted.  
Where there is opportunity, development will be expected to enhance Oxford’s 
biodiversity. Sites and species important for biodiversity will be protected 
including international and national sties and locally identified sites.    Policy 
GSP3 supports that policy seeking to ensure land that has a significant wildlife or 
ecological value is conserved and enhanced and developments that result in 
significant harm to protected sites as defined in CS12 should not be permitted 
unless the developer can demonstrate that the benefits of the development 
clearly outweigh the loss, and this can be mitigated against and compensated for 
elsewhere within the HNPA by providing a replacement habitat on an equivalent 
or higher ecological value.  Local residents raised concerns regarding the harm 
of the development on biodiversity.

9.22. A preliminary ecological appraisal on land at Ruskin College (both campus) has 
been undertaken by Ecology by Design Ltd.   It identifies nationally and locally 
designated sites nearby and protected species.  There was one European 
designated site that occurred within 7km of the site.  Fifteen nationally 
designated sites occurred within 5km of the site and fourteen locally designated 
sites occurred within 2km of the site. Oxford Meadows Special Area of 
Conservation (SAC) was designated due to the lowland hay meadows on site 
which support creeping marshwort (Apium repens), one of only two sites in the 
UK. Sidling's Copse and College Pond SSSI is the closest SSSI that is 
designated for biological reasons rather than geological.  The site is designated 
due to the variety of habits on site, including woodland and acid and limestone 
grassland. 

9.23. Natural England define Impact Risk Zones around Sites of Special Scientific 
Interest (SSSI), Special Areas of Conservation (SAC), Special Protection Areas 
(SPA) and RAMSAR sites and categories of development for local authorities to 
determine if they need to consult Natural England in regards to potential impacts 
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upon them and Natural England has no comments to make with regard to the 
application.

9.24. There are two Local Wildlife Sites, two proposed Local Wildlife Sites, four Sites 
of Local Importance of Nature Conservation, two BBOWT sites and three 
Conservation Target Areas within 2km of the site, however all sites are 
separated from the site by the A40 or residential developments.  It is unlikely that 
any statutory protected sites or any of the non-statutory protected sites will be 
affected by the potential development of the site due to the small size and 
locality of the development, furthermore, the site is surrounded by barriers such 
as the urban area of Headington to the south, west and east and the A40 to the 
north. 

9.25. The site has a varied landscape of scattered trees, woodland, woodland scrub, 
open grassland and ponds.  It therefore offers the opportunity for a wide variety 
of biodiversity and the Ecology report identifies that it is suitable to nesting birds, 
reptiles and falls within the core sustenance zones (CSZ) of all bats recorded: 
long-eared, common, soprano and Nathusius’s pipistrelle and noctule.    Some of 
the older buildings were also identified in having the potential to support bats 
with many having missing slipped roof tiles.  Mature trees on site may also 
support roosting bats, especially trees clad with ivy.  The Bowen building is the 
only building to be affected by the proposals and the preliminary roost 
assessment of the building did not find any evidence of roosting bats internally or 
externally.   Badger footprints were found along the northern boundary of the 
main Ruskin Hall campus.  However there was no other evidence such as 
latrines or setts on site.   The site also contains 3 ponds which all scored ‘poor’ 
suitability for great crested newts. Furthermore, the areas highlighted for 
proposed development are located within either hard standing or managed 
amenity grassland, which are habitats of negligible importance for great crested 
newt.  

9.26. The Ecology Report goes on to make various recommendations in light of the 
finding as set out above in line with NPPF and mitigation should include the 
restoration and recreation of any priority habitats lost and  other opportunities for 
biodiversity enhancements.

9.27. Officers concur with the findings and recommendations of the report.  The 
development would result in the loss of biodiversity however the site offers good 
potential for its re-provision elsewhere.  The applicant has indicated that the loss 
of trees and amenity grassland will be replaced by mitigation on-site as 
recommended by their consultants Ecology By Design.  It is considered that 
careful design of landscaping and enhancements would mean that no net loss to 
biodiversity can be achieved.

9.28. Given the established nature of the site with connection to open countryside and 
a number of mature trees and hedges, site lighting is a concern for bats and 
details can be secured by condition to ensure that lighting this does interfere with 
bat flight routes / feeding (for both construction and site operation).  Building 
enhancements in the form of bird and bat boxes should also be installed and can 
be secured by condition.
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9.29. In conclusion the development would not harm national or locally designated 
sites.  The site has biodiversity value and subject to appropriate conditions the 
potential loss of biodiversity can be mitigated against and enhanced. These 
mitigation and enhancement measures could be secured by condition and on 
this basis the proposal accords with CS12 of the CS and the NPPF.

viii. Archaeology

9.30. The NPPF states the effect of an application on the significance of a non-
designated heritage asset should be taken into account in determining the 
application. In weighing applications that affect directly or indirectly non 
designated heritage assets, a balanced judgement will be required having regard 
to the scale of any harm or loss and the significance of the heritage asset. 
Where appropriate local planning authorities should require developers to record 
and advance understanding of the significance of any heritage assets to be lost 
(wholly or in part) in a manner proportionate to their importance and the impact, 
and to make this evidence (and any archive generated) publicly accessible.  OLP 
HE2 also applies.

9.31. The site has archaeological interest.  Previous trenching has been done in the 
vicinity of the footprint of the new building to the east recorded Iron Age and Roman 
remains. Including sherds from a single Early Iron Age carinated vessel and  Roman 
pottery and charred cereal grains. The Roman pottery assemblage from the site is 
notable with the dominance of mortarium sherds and is characteristic of material 
derived from the pottery production waste.  The locations of any kiln or kilns remains 
unclear however the strong magnetic disturbances recorded during the 
magnetometer survey in the vicinity could indicate either a kiln or an area of modern 
disturbance. The presence of such a manufacturing site would be of particular 
interest because of its association with an extensive distribution of Roman 
manufacturing sites located across east Oxford and related to the nationally 
important local pottery industry. The recovery of domestic faunal remains and 
significant quantities of charred cereals also points to presence of domestic 
occupation in the vicinity.  

9.32. The archaeological evaluation previous undertaken for the Bowen Building 
demonstrated the presence of Iron Age and Roman remains in the western part 
of the site and noted the potential for Roman Kilns to be present in the vicinity. In 
addition the Block D site lies close to the possible route of a Roman Road 
(Victoria County History, 1930) 30m to the east.  Furthermore this site lies 70m 
to the east of the 16th-17th grade II listed ‘Rookery House’ and is located on the 
original access route to the house.

9.33. In this case, bearing in mind the results of the previous adjacent archaeological 
excavation and evaluation, in line with the advice in the National Planning Policy 
Framework, any consent granted for this application should be subject to an 
archaeological written scheme of investigation condition.  As such the proposal 
would accord with Policies HE2 of the Oxford Local Plan and the NPPF.
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ix. Energy Efficiency

9.34. An Energy report has been submitted that indicates the by using solar  
photovoltaics and an efficient gas fired boiler within the two new blocks that a 
20%reduction in carbon emissions can be achieved in accordance with CS9 of 
the CS.  This can be secured by condition.

10. CONCLUSION

10.0. Having regard to the contents of this report Officers advise that the proposals are 
still in accordance with the endorsed Masterplan and would protect the setting 
and special character of The Rookery as a Grade II listed building, would ensure 
the continued relationship between the listed buildings, Crinkle Crankle wall and 
the landscaped grounds, and would preserve the special character and 
appearance and setting of this part of the Old Headington Conservation Area 
both from within and outside the designated boundary.  It is noted that there has 
been a change in terms of development plan policies with the introduction of the 
Headington Neighbourhood Plan.  However, this does not significantly alter the 
principle of the proposed development, and there have been no significant 
changes on the site or in the surrounding area which materially impact upon the 
development.  The proposals therefore would accord with Local Development 
Plan and NPPF.

10.1. It is recommended that the Committee resolve to grant planning permission for 
the development proposed subject to conditions.

11. CONDITIONS

1 The development to which this permission relates must be begun not later than the 
expiration of three years from the date of this permission.

Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004.

 2 The development permitted shall be constructed in complete accordance with the 
specifications in the application and approved plans listed below, unless otherwise 
agreed in writing by the local planning authority.

Reason: To avoid doubt and to ensure an acceptable development as indicated on 
the submitted drawings in accordance with policy CP1 of the Oxford Local Plan 2001-
2016.

 3 Samples of exterior materials proposed to be used shall be made available for 
inspection on site and approved in writing by the Local Planning Authority before the 
start of work on the site and only the approved materials shall be used.

Reason: To enable the Local Planning Authority to give further consideration to the 
external appearance of the approved works/building, in the interest of visual amenity, 
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in accordance with policies CP1, CP8, HE3 and HE7 of the Adopted Oxford Local 
Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 2026.

 4 Prior to use or occupation of the new development, covered and secure cycle parking 
for a minimum of 52 on-site shall be provided. The location and type of this provision 
should be submitted and agreed by the Local Planning Authority in writing.  Only the 
approved details shall be implemented and thereafter retained at all times.

Reason: To encourage the use of sustainable modes of transport in accordance with 
HP15 of the Sites and Housing Plan 2013.

 5 The student study bedrooms comprised in the development shall not be occupied 
until the wording of a clause in the tenancy agreement under which the study 
bedrooms are to be occupied restricting students resident at the premises (other than 
those registered disabled) from bringing or keeping a motor vehicle in the city has 
been submitted to and approved by the local planning authority; and the study 
bedrooms shall only be let on tenancies which include that clause or any alternative 
approved by the local planning authority.

Reason: To ensure that the development does not generate a level of vehicular 
parking which would be prejudicial to highway safety, or cause parking stress in the 
immediate locality in accordance with Policies CP1 and TR1 of the Oxford Local Plan 
2001-2016 and the NPPF.

 6 Prior to first occupation a Travel Information Pack shall be submitted to and approved 
by the Local Planning Authority. Residents of each room shall be provided with a 
copy of the approved Travel Information Pack. 

Reason: to ensure all residents are aware of the travel choices available to them from 
the outset in accordance with Policies CP1 and TR1 of the Oxford Local Plan 2001-
2016 and the NPPF.

 7 A Construction Traffic Management Plan should be submitted to the Local Planning 
Authority and agreed prior to commencement of works. The CTMP should follow 
Oxfordshire County Council's template if possible. This should identify;

 
 The routing of construction vehicles and management of their movement into and 

out of the site by a qualified and certificated banksman,
 Access arrangements and times of movement of construction vehicles (to 

minimise the impact on the surrounding highway network),
 Details of wheel cleaning / wash facilities to prevent mud, etc from migrating on to 

the adjacent highway, 
 Contact details for the Site Supervisor responsible for on-site works,
 Travel initiatives for site related worker vehicles, 
 Parking provision for site related worker vehicles,
 Details of times for construction traffic and delivery vehicles, which must be 

outside network peak and school peak hours,
 Engagement with local residents, including the adjacent care home.

Reason: In the interests of local amenity and the free flow of traffic on the public 
highway in accordance with policies CP1, CP19, CP21 and TR2 of the Adopted 
Oxford Local Plan 2001-2016.
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8 The development shall be implemented in strict accordance with the revised 
landscape plan.

Reason: In the interests of the visual amenities of the Old Headington Conservation 
Area in which the development is located in accordance with Policies NE15 and 
NE16 of the Oxford Local Plan 2001-2016 and the NPPF.

9 The landscaping proposals as approved by the Local Planning Authority shall be 
carried out in the first planting season following substantial completion of the 
development if this is after 1st April.  Otherwise the planting shall be completed by 
the 1st April of the year in which building development is substantially completed.  All 
planting which fails to be established within three years shall be replaced.

Reason: In the interests of visual amenities of the Old Headington Conservation Area 
in which the development is located in accordance with Policies NE15 and NE16 of 
the Oxford Local Plan 2001-2016 and the NPPF.

10 Prior to the start of any work on site including site clearance, details of the design of 
all new hard surfaces and a method statement for their construction shall be 
submitted to and approved in writing by the Local Planning Authority.  Details shall 
take into account the need to avoid any excavation within the rooting area of any 
retained tree and where appropriate the Local Planning Authority will expect "no-dig" 
techniques to be used, which might require hard surfaces to be constructed on top of 
existing soil levels using treated timber edging and pegs to retain the built up 
material.

Reason: To avoid damage to the roots of retained trees.  In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016.

11 Prior to the start of any work on site, details of the location of all underground 
services and soakaways shall be submitted to and approved in writing by the Local 
Planning Authority (LPA). The location of underground services and soakaways shall 
take account of the need to avoid excavation within the Root Protection Areas (RPA) 
of retained trees as defined in the British Standard 5837:2012- 'Trees in relation to 
design, demolition and construction-Recommendations'. Works shall only be  carried 
in accordance with the approved details.

Reason: To avoid damage to the roots of retained trees; in support of Adopted Local 
Plan Policies CP1,CP11 and NE15.

12 0The development shall be carried out in strict accordance with the approved tree 
protection measures contained within the planning application details unless 
otherwise agreed in writing by the LPA.

Reason: To protect retained trees during construction.   In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016.

13 The development shall be carried out in strict accordance with the approved tree 
protection measures contained within the planning application details unless 
otherwise agreed in writing by the LPA.

Reason: To protect retained trees during construction.   In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016.
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14 No development shall take place until a written scheme of investigation (WSI) has 
been [submitted to and] approved by the local planning authority in writing. For land 
that is included within the WSI, no development shall take place other than in 
accordance with the agreed WSI, which shall include the statement of significance 
and research objectives, and

- The programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed 
works.

- The programme for post-investigation assessment and subsequent analysis, 
publication & dissemination and deposition of resulting material. This part of 
the condition shall not be discharged until these elements have been fulfilled 
in accordance with the programme set out in the WSI

Reason: Because the development may have a damaging effect on known or 
suspected elements of the historic environment of the people of Oxford and their 
visitors, including Iron Age, Roman and medieval remains in accordance with the 
NPPF and HE2 of the Oxford Local Plan 2001-2016.

15 The development hereby permitted shall be undertaken fully in accordance with the 
principles embodied in the Energy Report accompanying the planning application so 
as to achieve a reduction in carbon emissions.

Reason: To ensure accordance with CS9 of the Core Strategy.

16 (a) The student accommodation hereby permitted shall be occupied only by full time 
students Ruskin College,  the University of Oxford or Oxford Brookes University and 
by no other person or persons.
(b) A representative of the educational establishment occupying the premises or a 
person nominated thereby shall live on the Ruskin Hall site and be responsible for the 
general management thereof.

Reason: In order to maintain the availability of student accommodation in  buildings 
and locations suited to that purpose in in accordance with Policy CS25 of the Core 
Strategy and the NPPF

17 During term time the development hereby permitted shall be used for student 
accommodation as specified in the submitted application and for no other purpose 
without the prior written approval of the Local Planning Authority. Outside term time 
the permitted use may be extended to include accommodation for cultural and 
academic visitors and for conference and summer school delegates. The buildings 
shall be used for no other purpose without the prior written approval of the Local 
Planning Authority.

Reason: To avoid doubt and to allow the Local Planning Authority to give further 
consideration to other forms of occupation which may result in the loss of student 
accommodation.

18 No part of the development hereby approved shall be occupied until details of a 
scheme of public art have been submitted to and approved in writing by the Local 
Planning Authority and such approved details have been fully implemented. The 
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public art as approved and implemented shall be retained at all times thereafter 
unless otherwise agreed in writing beforehand by the Local Planning Authority.

Reason: In the interests of visual amenity and in accordance with the Local Planning 
Authority's policies on public art.

19 Prior to the commencement of development, plans, calculations and drainage details 
to show how surface water will be dealt with on-site through the use of sustainable 
drainage methods (SuDS) shall be submitted to and approved in writing by the Local 
Planning Authority. The plans, calculations and drainage details will be required to be 
completed by a suitably qualified and experienced person in the field of hydrology 
and hydraulics.

The plans, calculations and drainage details submitted shall demonstrate that;

I. The drainage system is to be designed to control surface water runoff for all 
rainfall up to a 1 in 100 year storm event with an allowance for climate 
change.

II. The rate at which surface water is discharged from the site may vary with the 
severity of the storm event but must not exceed the greenfield runoff rate for 
a given storm event.

III. Excess surface water runoff must be stored on site and released to receiving 
system at greenfield rates.

Any proposal which relies on Infiltration will need to be based on on-site infiltration 
testing in accordance with BRE365 or alternative suitable methodology, details of 
which are to be submitted to and approved by the LPA.

The approved drainage infrastructure shall be implemented in complete accordance 
with the approved details prior to occupation and retained at all times thereafter.

Reason: To ensure compliance with Policy CS11 of the Oxford Core Strategy 2011-
2026.

20 Prior to commencement of the development, details of a Sustainable Drainage 
(SuDS) Maintenance Plan shall also be submitted to and approved in writing by the 
Local Planning Authority, and adhered to for the lifetime of  the development. The 
Sustainable Drainage (SuDS) Maintenance Plan will be required to be completed by 
a suitably qualified and experienced person in the field of hydrology and hydraulics, 
and will be required to provide details of the frequency and types of maintenance for 
each individual sustainable drainage structure proposed and ensure the sustainable 
drainage system will continue to function in perpetuity.

Only the approved details shall be implemented and the development shall be 
maintained in accordance with the approved Sustainable Drainage (SUDs) 
Maintenance Plan at all times thereafter.

Reason: To ensure that the proposed development is maintained in perpetuity and to 
avoid increasing surface water run-off and thereby attenuating flood risk in 
accordance with Policy CS11 of the Oxford Core Strategy 2011-2026.

21 Prior to the commencement of the development, a strategy for dealing  with internal 
and external lighting to reduce the potential and impact of light pollution shall be 
submitted to the Local Planning Authority and approved. The development shall be 
carried out in accordance with these approved details.
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Reason: To protect the residential amenity of occupiers of neighbouring properties in 
accordance with Policies CP1 of the Oxford Local Plan 2001-2016, HP14 of the Site 
and Housing Plan 2013 and the NPPF.

22 Prior to the commencement of the development, an assessment of  the potential air 
quality impacts of the energy system infrastructure that is going to be installed on 
site, shall be submitted to and approved in writing by the Local Planning Authority. 
The details submitted should also demonstrate minimum NOx emissions standards 
according to current best practice.

Reason - to ensure that emissions from the energy generation system(s) are 
adequately dispersed and will not have a net adverse impact on the local air quality, 
in accordance with Core Policy 23 of the Oxford Local Plan 2001- 2016

23 A watching brief should be undertaken throughout the course of the development to 
identify any unexpected contamination. Any unexpected contamination that is found 
during the course of construction of the approved development shall be reported 
immediately to the local planning authority. Development on that part of the site 
affected shall be suspended and a risk assessment carried out by a competent 
person and submitted to and approved in writing by the local planning authority. 
Where unacceptable risks are found remediation and verification schemes shall be 
submitted to and approved in writing by the local planning authority. These approved 
schemes shall be carried out before the development (or relevant phase of 
development) is resumed or continued.

Reason- To ensure that any soil and water contamination is identified and adequately 
addressed to ensure the site is suitable for the proposed use in accordance with the 
requirements of policy CP22 of the Oxford Local Plan 2001-2016.

Please note that the responsibility to properly address contaminated land issues, 
irrespective of any involvement by this Authority, lies with the owner/developer of the 
site.

24 Prior to occupation, a lighting design strategy for biodiversity for buildings, features or 
areas to be lit shall be submitted to and approved in writing by the local planning 
authority. The strategy shall:

a) identify those areas/features on site that are particularly sensitive for bats and 
that are likely to cause disturbance in or around their breeding sites and resting 
places or along important routes used to access key areas of  their territory, for 
example, for foraging; and

b) show how and where new external lighting will be installed (through the provision 
of appropriate lighting contour plans and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent the above 
species using their territory or having access to their breeding sites and resting 
places.

All external lighting shall be installed in accordance with the specifications and 
locations set out in the strategy, and these shall be maintained thereafter in 
accordance with the strategy. Under no circumstances should any other external 
lighting be installed without prior consent from the local planning authority.
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Reason: Bat species are sensitive to light pollution. The introduction of artificial light 
might mean such species are disturbed and/or discouraged from using their breeding 
and resting places, established flyways or foraging areas. Such disturbance can 
constitute an offence under relevant wildlife legislation in accordance with NPPF and 
policy CS12 of the Oxford Core Strategy 2026.

25   Prior to the commencement of the development, details of biodiversity enhancement 
measures including at least 10 x bird nesting and 5 x bat roosting devices shall be 
submitted to and approved in writing by the local planning authority. The approved 
measures shall be incorporated into the scheme and be fully constructed prior to 
occupation of the approved dwellings and retained as such thereafter.

Reason: In the interests of improving the biodiversity of the City in accordance with 
NPPF and policy CS12 of the Oxford Core Strategy 2026.

12. APPENDICES

Appendix 1 - Proposed Block Plan 

13. HUMAN RIGHTS ACT 1998
13.0. Officers have considered the implications of the Human Rights Act 1998 in 

reaching a recommendation to approve this application.  They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest.

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998
14.0. Officers have considered, with due regard, the likely effect of the proposal on the 

need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998.  
In reaching a recommendation to approve planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community.
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