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Introduction

The Inspector appointed to examine the Barton Area Action Plan has identified some changes (Main
Modifications) to the AAP, that she considers should be advertised for public representation to be
made on their soundness or otherwise. She has asked the City Council to consider whether these
changes require further sustainability appraisal work. In addition she has asked the City Council to
carry out further sustainability appraisal work regarding land at Ruskin Fields.

Consideration of necessary further SA work

The Main Modifications are set out in a schedule at CD7.22. An assessment has been made as to
whether these Main Modifications require further sustainability appraisal work.  Further
sustainability appraisal is only required where the proposed changes may have significant impacts
that have not previously been appraised. The Schedule of Main Modifications indicates which of
those proposed changes the City Council considers require further sustainability appraisal work and
those where none is required. In many cases (5 out of 8) the City Council has considered that whilst
the Main Modification provides additional detail to the policy, it does not have significant impacts
that have not previously been appraised.

The City Council has decided to carry out further sustainability appraisal work on Main Modifications
MM1 (model policy), MM4 (policy BA1) and MM6 (policy BA7) in the spirit of best practice and the
active consideration of sustainable and feasible options.

The structure of this addendum

The further sustainability appraisal work on Main Modifications MM1, MM4 and MM6 can be found
in the following assessment tables. Also included in this addendum is the further sustainability
appraisal work on the land at Ruskin College.

This addendum to the Sustainability Appraisal Report for the Barton Area Action Plan should be read
in conjunction with the main Sustainability Appraisal of the AAP (CD1.10) dated February 2012,
which can be viewed on the City Council’s website at: www.oxford.gov.uk/bartonaapexamination

25



Assessment of MM1: Model Policy

Main Modification 1 deals with the proposed inclusion of the model policy.

The Planning Inspectorate has recommended that the Barton AAP should include a policy that refers
to the National Planning Policy Framework (NPPF). The proposed policy is:

“When considering development proposals the Council will take a positive approach that reflects the
presumption in favour of sustainable development contained in the National Planning Policy
Framework. It will always work proactively with applicants jointly to find solutions which mean that
proposals can be approved wherever possible, and to secure development that improves the
economic, social and environmental conditions in the area.

Planning applications that accord with the policies in Oxford's Local Plan* will be approved without
delay, unless material considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date at the time
of making the decision then the Council will grant permission unless material considerations indicate
otherwise — taking into account whether:

° Any adverse impacts of granting permission would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the National Planning Policy Framework taken as
a whole; or

° Specific policies in that Framework indicate that development should be restricted.

* Oxford's Local Plan comprises the Core Strategy, West End Area Action Plan, and saved policies from the Oxford Local Plan 2001-2016. When this plan and

the Sites and Housing Plan are adopted, they will form part of Oxford's Local Plan. »

The great majority of the wording of this proposed policy comes directly from the National Planning
Policy Framework. Since the NPPF constitutes guidance for local planning authorities and is anyway
a material consideration in determining planning applications, the policy seems to simply repeat
other policy and is arguably an unnecessary duplication.

In three ways, the national model policy differs slightly but significantly from the NPPF: these are
shown in 1. green, 2. blue and 3. orange in the table below.

1. The national model policy’s requirement to "approve proposals wherever possible" is less
measured and subtle than the NPPF's requirement to "approve applications for sustainable
development where possible": it does not include the qualifier of 'sustainable development', and
'wherever' is more strenuous and exigent than 'where'.

2. The national model policy’s requirement to approve proposals that accord with "the policies in
Oxford's Local Plan" is again less subtle than the NPPF's requirement that it accord with "the
development plan". A Local Plan's introduction and explanatory text provide information that
explains and modulates the plan's policies, and so a plan should be read as a whole when
considering development applications, not just as a list of individual policies.

3. The national model policy states that where plan policies are not relevant or out of date,
planning permission should be granted "taking into account" benefits versus costs etc.; the

NPPF's wording is a stronger and more unequivocal "unless".

On a minor note, the NPPF includes no requirement to 'always' work proactively with applicants.
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Comparison of the national model policy and the NPPF

National model policy

National Planning Policy Framework

When considering development proposals
the Council will take a positive approach that
reflects the presumption in favour of
sustainable development contained in the
National Planning Policy Framework.

"Local planning authorities should approach decision-taking in
a positive way to foster the delivery of sustainable
development" (para. 186).

"At the heart of the National Planning Policy Framework is a
presumption in favour of sustainable development" (para.
14)

"The National Planning Policy Framework constitutes
guidance for local planning authorities and decision-takers
both in drawing up plans and as a material consideration in
determining applications" (para. 13)

It will always work proactively with
applicants jointly to find solutions which
mean that proposals can be approved
wherever possible, and to secure
development that improves the economic,
social and environmental conditions in the
area.

"Local planning authorities should approach decision-taking in
a positive way... Local planning authorities should look for
solutions rather than problems, and decision-takers at every
level should seek to approve applications for sustainable
development where possible. Local Planning authorities
should work proactively with applicants to secure
developments that improve the economic, social and
environmental conditions of the area" (para. 186-187)

Planning applications that accord with the
policies in Oxford's Local Plan* will be
approved without delay, unless material
considerations indicate otherwise.

"Proposed development that accords with an up-to-date
Local Plan should be approved, and proposed development
that conflicts should be refused unless other material
considerations indicate otherwise" (para. 12)

"For decision-taking this means:™°
approving development proposals that accord with the
development plan without delay

10. Unless material considerations indicate otherwisey,

"Development that is sustainable should go ahead, without
delay — a presumption in favour of sustainable development
that is the basis for every plan, and every decision"
(Ministerial foreword)

Where there are no policies relevant to the
application or relevant policies are out of
date at the time of making the decision then
the Council will grant permission unless
material considerations indicate otherwise —
taking into account whether:

° Any adverse impacts of granting
permission would significantly and
demonstrably outweigh the
benefits, when assessed against the
policies in the National Planning
Policy Framework taken as a whole;
or

° Specific policies in that Framework
indicate that development should
be restricted.

"For decision-taking this means: 10-.

Where the development plan is absent, silent or relevant

policies are out-of-date, granting permission unless:

® any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a whole;
or

e specific policies in this Framework indicate development

should be restricted.
10. Unless material considerations indicate otherwise,, (pa ra. 1 4)

To be fully consistent with the NPPF — which, as noted above, would essentially constitute a
duplication of policy — the national model policy should be rephrased as follows:
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“Policy MP1: When considering development proposals the Council will take a positive approach that
reflects the presumption in favour of sustainable development contained in the National Planning
Policy Framework. It will ebweys-work proactively with applicants jointly to find solutions which mean
that prepeseais applications for sustainable development can be approved wherever possible, and to
secure development that improves the economic, social and environmental conditions in the area.

Planning applications that accord with the-pelicies-in Oxford's Local Plan* will be approved without
delay, unless material considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date at the time
of making the decision then the Council will grant permission unless material considerations indicate

otherwise — taking-into-aecount-whether and unless:

° Any adverse impacts of granting permission would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the National Planning Policy Framework taken as
a whole; or

° Specific policies in that Framework indicate that development should be restricted.

* Oxford's Local Plan comprises the Core Strategy, West End Area Action Plan, and saved policies from the Oxford Local Plan 2001-2016. When this plan and

the Sites and Housing Plan are adopted, they will form part of Oxford's Local Plan. »

As such, this policy text has been included in the Schedule of Main Modifications as MM1.
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Assessment of MM4 and MM6: Policies BA1 and BA7

Main Modifications MM4 and MM®6 propose some changes to the policies and supporting text of
BA1 and BA7. This section of the addendum to the Barton Sustainability Appraisal assesses those
proposed changes.

At the Preferred Options stage a range of options, as set out below were assessed for the treatment
of the A40 Ring Road and Cycle and pedestrian links across the A40. The preferred options led to
Policy BA1 and BA7 respectively.

Treatment of the A40 Ring Road

e Optionl (do nothing)

This option represents the ‘do nothing’ approach. It makes no change to the ring-road and the speed
of traffic using it, which allows speeds of up to 70 mph. The presence of the ring road does physically
separate this area from the rest of the city and leads to the creation of a sense of isolation. The high
traffic speeds cause problems in terms of noise and restrict movement across the A40. Would
require a noise buffer to mitigate the impact on future residents, which takes up part of the
potential development site.

e Option 2 (reduce traffic speed to 40mph)

The lower speeds would reduce the noise for existing and future residents. It reduces the need for a
noise barrier to act as a buffer. Potentially increases the amount of land available for development
on the site. The option does not however make a significant contribution to reducing the role of the
A40 as a barrier and therefore does little to improve the integration of the new development.

e QOption 3 (create street frontage)

This option provides a significant reduction in the speed of traffic on the ring road. This brings major
benefits in reducing noise levels and avoiding the need for mitigation measures such as noise
buffers. It also allows more land to be developed for residential and offers opportunity to create a
new street frontage; which could positively contribute to breaking the barrier of the A40 and
properly integrating this new development with rest of the city. (Preferred option)

Cycle and pedestrian links across A40

e Option 1 (access as part of signal controlled junction)

This option provides a pedestrian and cycle crossing through a new signalised controlled junction.
(Part of Preferred option with option 3)

e Option 2 (Foxwell Drive crossing)

This option provides a new crossing from the development site through to Foxwell Drive. This has
positive benefits in providing good access to the John Radcliffe Hospital and linking to the wider
cycle network.

e Option 3 (Stoke Place)

This option provides a new link to the Stoke Place bridleway. It offers the potential for a pedestrian
and cycle link from the new development to Headington and through to the John Radcliffe and
Oxford Brookes. It does offer significant opportunity to improve links between Barton and the local
area creating greater accessibility. Will require provision of a new pedestrian and cycle crossing. The
visual impact of the bridge requires sensitive design given location adjacent to Conservation Area.
(Part of Preferred option with option 1)

e QOption 4 (Barton Lane)
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This option provides a new crossing between land adjacent to Barton and the development site. It
offers the potential to provide an alternative link for a pedestrian and cycle link from the new
development to Headington and through to the John Radcliffe and Oxford Brookes. It does offer
significant opportunity to improve links between Barton and the local area creating greater
accessibility.

e Option 5 (no change)

This option relies on Policy CS7, which requires the delivery of access improvements in principle. It
does however provide no details to show spatially where and what type of improvements could
potentially be made.
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Assessment of Land at Ruskin College

Introduction

The April 2011 sustainability appraisal for the Barton Area Action Plan included a preliminary
appraisal of both large and small development at the Ruskin Fields site: an 'original scheme' of up to
193 dwellings, and an unquantified 'smaller scheme'. It also appraised various access options to the
site. The appraisal concluded that further information would be needed before a well-informed
decision could be made:

"No preferred option has been identified in the document. Option 1 (do nothing) assumes no
development, since the site is not allocated through the Core Strategy or emerging Sites DPD. Whilst
there may well be some benefits in retaining the site and protecting the countryside and its
biodiversity this is difficult to assess in the absence of any detailed appraisals. Option 2 (original
proposal) for a large residential development could potentially have significant negative impacts on
sustainability, such as flooding, air pollution, climate change, biodiversity and traffic congestion.
Insufficient detailed evidence has been provided to assess these potentially adverse impacts. Option 3
(small scheme) would still have some negative impacts, which would need to be explored through
more detailed assessments."

A final sustainability appraisal report was produced in February 2012. This included a paragraph
setting out why the land at Ruskin Fields had not been allocated in the proposed submission version
of the AAP, but did not re-run the original sustainability appraisal assessment in the light of
additional information provided by Ruskin College and its agents West Waddy in August 2011.
Planning officers and councillors had visited the site in September 2011, and planning officers had
considered the additional information provided by Ruskin College prior to the decision of the City
Council in December 2011 to not include Ruskin Fields in the Barton AAP.

The Planning Inspector for the Barton AAP requested that the August 2011 information should be
more clearly documented and commented on in the sustainability appraisal, while in addition Ruskin
College has put forward more detailed proposals for a smaller development in June 2012. The
Oxford Preservation Trust has also proposed an 'Option 4' for the site.

This report summarises the information provided by Ruskin College since the April 2011
sustainability appraisal, explains how this information has been considered, explains what additional
options have been assessed, and shows the findings of the revised sustainability appraisal.

Further information since August 2011

Since April 2011, Ruskin College and West Waddy have provided more than 20 reports on the
impacts of development at Ruskin Fields, some related to an initial proposal for 175-193 dwellings,
some related to 150 dwellings, and very recently some related to 69 (or 70) dwellings. They are
listed below, and have informed the appraisal below.

Ruskin College / West Waddy Appendices that have informed this appraisal

Topic August 2011 October - December ‘11 June 2012

175-193 dwellings 150 dwellings 69 or 70 dwellings
Masterplan, A —the Barton Area Action Plan K — proposed masterplan | N —design rationale
links to Old B — development promotion for at Ruskin Fields O- masterplan for Ruskin
Headington Ruskin College Fields
conservation E — planning and urban design U —'do nothing'
area, housing context W — deliverability and

housing need
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Archaeology C — heritage statement
D — archaeological desktop
assessment
Ecology F — preliminary ecological R — brief note 'ecology'
assessment
J —arboricultural survey
Landscape / G — landscape and visual P — update of land and
visual assessment visual assessment report
Flooding and H — flood risk assessment
drainage | — drainage statement
Transport M — sustainability strategy S - transport assessment | T —transport assessment
Noise Q - environmental noise
assessment
Energy L —energy strategy

How the further information was considered

Appendix A shows the timeline of correspondence about the Ruskin proposal. Councillors visited
Ruskin Fields and discussed the Ruskin proposals with the developers on 8 September 2011. On 8
December 2011 they received a letter from Ruskin College urging them to include the Ruskin
proposal in the AAP or Sites Plan.

The Environment Agency commented on the flood risk assessment and drainage statement
(Appendices H and 1) on 5 September 2011, and these comments were forwarded to West Waddy on
4 October 2011.

Oxfordshire County Council's transport officers commented on the development promotion and
transport sustainability strategy reports (Appendices B and M) on 21 September 2011, essentially
stating that it was not possible to come to a conclusion about the transport impacts of the
development without further data. This was forwarded to West Waddy on 4 October 2011. County
officers have also commented on the additional traffic appraisal of June 2012 (see the table below).

Appendix B collates the views of these various experts on the August 2011 reports. Appendix C is an
internal note prepared by an Oxford City Council planning officer for the Head of City Development
in advance of the 8 September 2011 meeting with Ruskin College. They do not include comments on
information presented after September 2011.

Options considered

Ruskin College / West Waddy presented several new reports, dated June 2012, related to a specific
smaller proposal of 69-70 dwellings to the Examination in Public. This appraisal considers this new
proposal as 'Option 3', since it is a more specific smaller development. This was not strictly
necessary, as the new documents were prepared several months after the cut-off date for
submission of the AAP documents, but has been done in the spirit of best practice and active
consideration of sustainable and feasible options.

Alternative access arrangements to the site have not been re-assessed since Ruskin College have
clarified that they would expect access to be to/from Foxwell Drive. The appraisal for Options 2 and
3 assumes access to/from Foxwell Drive. The April 2011 sustainability appraisal considered various
access options, including access to/from Foxwell Drive.

On 22 July 2012, the Oxford Preservation Trust proposed an 'Option 4' as a modification to the AAP,
namely that Ruskin Fields should be allocated as a 'Protected Open Space'. This would protect
Ruskin Fields from development in perpetuity. However this option was not felt to be a reasonable
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alternative for the AAP taking into account the AAP's objectives and geographical scope as required
by SA/SEA legislation. The AAP is aimed at guiding “future development and change associated with
new homes proposed on the north-east of the city on land to the north of the ring-road at Barton”,
and its objectives are to:

e Deliver a strong and balanced community

e Bring wider regeneration of neighbouring estates

® |mprove accessibility and integration

e Encourage a low-carbon lifestyle

® |ntroduce design that is responsive and innovative.
None of these would appear to be advanced by a conservation area protection restraint policy.
Furthermore, the impacts of development constraint in perpetuity are likely to be very similar to
those of a 'do nothing' option. As such, this option has not been formally appraised.

Appraisal of 'do nothing', larger (2011) proposal and smaller (2012) proposal

The appraisal assesses the likely impacts of 'do nothing', a larger site of 150-193 dwellings, and a
smaller site of 69-70 dwellings, taking into account the documents listed above, the views of other
experts, and officers' knowledge of the Ruskin Fields site. Where it differs from the appraisal of
April 2011, this is due to the additional information provided by Ruskin/West Waddy and the
experts.
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Conclusion

Option 1 (do nothing) assumes no development. The site and surroundings are likely to
naturally change, for instance if Stoke Place is upgraded to accommodate more cycle and
pedestrian movements, and establishment of the new pond at the site as part of a
sustainable drainage scheme for the Ruskin College developments. However essentially the
site would maintain its open character and its benefits for ecology.

Option 2 for a residential development of 150-193 dwellings would help to meet the city
council's housing targets and improve local access to green areas. The integration of a small
stream, pond and hedgerows in the proposed masterplan would be a positive use of existing
landscape features. The creation of a ‘green street’ with a ‘swale’ could help to create a
distinctive, rustic streetscape. The swale would also create a wildlife corridor.

However Option 2 would have significant negative impacts that cannot be managed through
the detailed design and layout of the development:

e The density and height of development proposed would not support the role that
Ruskin Fields play in the Old Headington Conservation Area, namely a rural character
and wide open views in close proximity to the tightly enclosed village centre, and
provision of views to the built-up part of the conservation area from outside its
boundaries.

® The placement of three- and four- storey blocks at the northern edge of the site is
likely to result in the creation of an unduly prominent and intrusive building line
within one of the key views identified in the conservation area appraisal.

e Development would have a direct impact on important hedgerows, six protected bat
species and several important bird species.

e The development is sited within (relatively far) walking distance from good, frequent
bus services. However, even so it would generate about 650 car trips over a 12 hour
period, which would be channelled onto the residential streets branching off Foxwell
Drive.

e The development could also affect Roman archaeology on the site, and increase
runoff and air pollution.

The impacts of Option 3 would be similar to but smaller than those of Option 2. It would be
less visually intrusive, generate less traffic, and cause fewer problems of runoff and air
pollution. It would provide significantly fewer new homes. However the scheme would still
have significant visual impacts on a conservation area, and would still significantly affect the
moret ecologically sensitive parts of the sites (including hedgerows and bats).

In summary, development on the open parts of the site is constrained by the site's role as
open green space within the Old Headington Conservation Area; and development near the
hedges and trees is constrained by the site's ecological importance. As has been
demonstrated both the larger and smaller developments would generate net negative
impacts. As such, Option 1 (do nothing) is the preferred option.
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Appendix A: Correspondence between Oxford City Council and West Waddy (Ruskin
Fields) CD7.15.4

The table below identifies correspondence between Oxford City Council and Ruskin College
(including their consultants West Waddy) on the subject of Ruskin Fields. The table contains
correspondence between March 2010 at the commencement of work on the Barton Area
Action Plan and April 2012 with the submission of the AAP.

Date

Method of
contact

Details

City Council follow up

4™ March 2010

Meeting

Rachel Williams and Laura Goddard (City)
Audrey Mullender (Ruskin College) and John
Ashton and Caroline Longman (West Waddy
ADP)

To discuss Ruskin’s submissions to the call for
sites and possible links to the Barton AAP. It
was agreed that the Ruskin site would remain
on the database for the Sites DPD but that if a
decision was taken to incorporate it into the
AAP, it would be removed at that time.
Ruskin agreed to forward the studies they’ve
had done on their land (including biodiversity
and archaeology) and asked to be kept
informed of the AAP progress. They were
encouraged to take an active part in the AAP
options consultation.

Discussion with
Conservation colleagues
on proposals (10.3.10)

Raised Ruskin’s proposals
at Barton Project Team
Meeting (26.3.10)

9™ April 2010

Evidence
submitted

Evidence submitted

® 2006 archaeological desktop report

e 2007 preliminary ecology report and plan
® 2006 conservation report

® 2009 landscape statement

Updated the Barton
Project Team (19.4.10)

Discussion with
Conservation colleagues
(8.6.10)

14™ May 2010

Evidence
submitted

Barton AAP — The Wider Vision (Jan 2010)
Landscape and Visual Impact Assessment (May
2010)

24™ May 2010

Evidence
submitted

Heritage Statement (05/2010)

19" May 2010

Meeting

Rachel Williams and Laura Goddard (City)
Audrey Mullender (Ruskin College) and John
Ashton and Caroline Longman (West Waddy
ADP)

Update on Ruskin College progress with
background work

11" June — 23"

Consultation

Consultation on Issues Document and

July 2010 period Sustainability Appraisal Scoping Report
15" July 2010 Consultation Questionnaire responding to Issues Document | Issues Consultation Report
response completed on behalf of Ruskin College published in September

(commented that important that Ruskin
Colleges site is included in AAP as a strategic
link between the new development, Barton,
Northway and Old Headington). No response
to SA Scoping Report.

2010 and results used to
feed into Preferred
Options Document
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3" August 2010

Meeting

ClIr Colin Cook (City) Audrey Mullender
(Ruskin College) and John Ashton (West
Waddy ADP)

3" November
2010

Letter

Letter from Alison Bailey (City) to West Waddy
Confirms that Ruskin proposals will be
considered in AAP rather than Sites and
Housing Plan.

9™ December
2010

Meeting

Alison Bailey, Michael Crofton Briggs, Adrian
Roche (City), Audrey Mullender (Ruskin
College), John Ashton, Caroline Longman
(West Waddy ADP)

To discuss the process moving forward.

10™ January
2011

Meeting

Ruskin College, West Waddy (and other
consultants) local residents and local members
To discuss the College's proposals for the
Ruskin Fields

21" January
2011

Evidence
submitted

Submission:
Development Promotion Document

This was circulated for
comments internally
including to Conservation
colleagues and also to
County Council transport
planners

24™ March 2011
(1hr)

Meeting

Ruskin/West Waddy: Caroline Longman, John
Ashton, Audrey Mullender, And City: Mark
Jaggard, Alison Bailey.

Discuss the progression on the project.

13" April 2011

Committee
meeting

City Executive Board approve Preferred
Options Document for consultation

13" May - 24™
June 2011

Consultation
period

Consultation on Preferred Options Document
and Sustainability Appraisal Report

24" June 2011

Consultation
response

West Waddy submit response to Preferred
Options Document and Sustainability Appraisal
together with:

Highways and Transport Paper (June 2011) DT
Transport Planning

Development Promotion Document (January
2011) West Waddy (previously submitted Jan
2011)

The Wider Vision (April 2010) West Waddy
(previously submitted-May 2010)

Preliminary Ecological Appraisal (February
2007) Ecoconsult (previously submitted)

Bat Survey (July 2007) Ecoconsult

Landscape and Visual Assessment (May 2010)
Land and Landscape Management Ltd
Heritage Statement (revised June 11)

16" June 2011

Meeting

Stakeholder Briefing Event (attended by
Ruskin College and West Waddy)

6™ July 2011

Committee
Meeting

East Area Planning Committee endorse the
final Old Headington Conservation Area
Appraisal
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13" July 2011

Meeting

West Waddy: Ruskin College

Alison Bailey, Tom Morris, Mark Jaggard (City)
Caroline Longman, Steve Pickles (West
Waddy)

Discussed the evidence provided to justify the
site as a sound proposal and elements that are
missing and the timetable to the production of
the proposed submission document.

26" July 2011

Meeting

West Waddy and County Transport Planners
To discuss the transport work that was
submitted as part of Ruskin’s response to the
Preferred Options consultation

4™ August 2011

Email

Email from Alison Bailey (City) to West Waddy
Explaining the County Council’s view that the
transport evidence submitted (In June) does
not constitute a framework Transport
Assessment.

15™ August
2011

Evidence
submitted

e Deliverability and Housing Need (August
2011) Savills

e Drainage Statement (August 2011) OMK
Design

® Flood Risk Assessment (August 2011)OMK
Design

e Energy Strategy (August 2011) Parsons
Brinckerhoff

® Landscape and Visual Impact Assessment
(revised August 2011) Land and Landscape
Management

e Preliminary Ecological Assessment (revised
August 2011) Ecoconsult

e Transport Assessment (August 2011) DT
Transport Planning

e Transport Sustainability Strategy (August
2011) DT Transport Planning

e Heritage Statement (revised August
2011)West Waddy

e Planning and Urban Design Context (August
2011) West Waddy

e Proposed Masterplan (August
2011)Penoyre and Prasad

e Arboriculture Report (July 2011)

Evidence considered by
planning officers and in
addition circulated to
appropriate experts for
comments: including the
county Council on
transport; the
Environment Agency on
flooding and Conservation
colleagues on heritage
evidence

177 August
2011

Email

Email invite from Audrey Mullender to All
Members

Invitation to visit Ruskin fields on the 8"
September, to discuss thoughts about the site.

25" August
2011

Email

Email from Audrey Mullender to Michael
Crofton-Briggs
Extending the invite to City Council officers

25™ August
2011

Email

Email from Caroline Longman to Laura
Goddard — Requesting documents submitted
for the Barton AAP be forwarded to the Sites
and Housing team

5" September
2011

Letter

Letter to City Council from Cathy Harrison (EA)
providing comments on the Flood Risk
Assessment and Drainage Statement.
Concluded further work would be needed in

Comments forwarded to
West Waddy (4.10.11)
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the future including calculations.

g™ September Meeting Ruskin College
2011 Michael Crofton-Briggs, Marta Bou Fernandez
(City), Audrey Mullender (Ruskin College), City
Councillors
Site visit at Ruskin fields, organised by Ruskin
College to discuss their proposed proposals
with City Councillors.
6" September Email Email from Alison Bailey to Caroline Longman
2011 (West Waddy)
An email confirming the Committee meeting
on the 19" December, and informing them
that information they have supplied has been
forwarded, particularly to the EA and to
County Council.
21" September | Email Email from Rachel Nixon (County Council) to Comments forwarded to
2011 Alison Bailey West Waddy (4.10.11)
Comments on Transport Sustainability
Strategy and Transport Assessment The overall
conclusion made by the County Council: ‘at
the current time further information is
needed’.
4™ October Email Email from Alison Bailey to Caroline Longman
2011 (West Waddy)
Email forwarding the comments received from
the EA and Oxfordshire County Council
20™ October Evidence Proposed Masterplan (revised October 2011) Note prepared for
2011 submitted Penoyre and Prasad discussion at the Labour
Group Meeting (17"
November 2011)
8" December Letter Letter from Ruskin College to all members
2011 A letter to members encouraging support of
the inclusion of the Ruskin fields development
in the AAP, or in the Sites plan at the
upcoming committee meeting.
* 9™ December | Evidence Revised Transport Statement sent to Laura
2011 submitted Goddard and Alison Bailey
19™ December Committee Report seeking approval for consultation on
2011 meeting Proposed Submission Document and

thereafter submission to SoS

Para 13: Ruskin Fields have not been allocated
in the AAP; technical studies are not
sufficiently robust to be included in the AAP. In
particular, no workable vehicle access
arrangement has been demonstrated and the
proposals do not adequately reflect the
requirement to protect and enhance the
character and appearance of the Conservation
Area.

107 February —

Consultation

Consultation on Proposed Submission

23" March 2012 period Document and Sustainability Appraisal Report
23" March 2012 | Consultation Response focussed on comments on the
response Sustainability Appraisal

13" April 2012

Submission of AAP

* N.B. at the time of submission of this Statement of Common Ground, the City Council has been
unable to confirm this item of correspondence; the position will be confirmed at the Hearing Session.
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Appendix C: Oxford City Council planning officer note on the Ruskin Fields proposal
Update on Ruskin Fields proposal (September 2011)
Ruskin Fields in Barton Area Action Plan Preferred Options document

The 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.

Ruskin College’s site amounts to 6.5 hectares and sits between Dunstan Road in Old Headington
and the ring-road. The whole extent of the Ruskin land (comprising academic teaching buildings
and accommodation, landscaped gardens, listed buildings and three fields) falls within the Old
Headington Conservation Area. The college occupies the most southerly part of the site closest
to Dunstan Road. To the north of the land occupied by the college buildings, the Ruskin site
slopes down towards the ring-road immediately to the north-west.

Ruskin College was seeking development of between 175 and 193 new homes on the three
fields (Ruskin Fields) immediately to the north of its buildings (about 3.5 hectares). A smaller
proposal was also put forward.

Status of the proposals

Ruskin College’s proposal was introduced in a separate chapter within the AAP. A smaller scale
proposal was also presented in the document. The status of the proposal was different from
those set out elsewhere in the document. The proposal had been promoted by the landowner
and had not been developed with the same ongoing and close involvement of the local
community and other stakeholders.

Issues flagged up in the Preferred Options and SA
At Preferred Options stage, the Ruskin proposal was not supported by specific and up-to-date
evidence, particularly in terms of traffic modelling.

The following issues were flagged up in the Preferred Options document:

- One of the AAP objective is to ensure that there is no private vehicle access between the
new development on the Land at Barton and Northway — access via Foxwell Drive would
generate more trips through Northway

- Vehicle access from the ring-road (or parallel service road) with vehicle access via
Foxwell Drive could cause rat-running in Northway and Old Headington.

- The scale of the proposal seems likely to affect the character of this part of the Old
Headington Conservation Area.

- Ruskin Fields were already identified then in the Consultation Draft Conservation
Appraisal as contributing to the rural character and historic character of Old
Headington. The view from Stoke Place across the Ruskin Fields to Elsfield is one of the
most sensitive across and out of the Conservation Area.

- Access from Ruskin Fields onto the ring-road could conflict with the proposed route of
the Eastern Arc Rapid Transit

The Sustainability Appraisal (SA) report was prepared to accompany the Barton Area Action Plan
(AAP) Preferred Options document.

No preferred option was identified in the AAP Preferred Options document. The SA assessed

three reasonable options (option 1 being ‘do nothing scenario’, option 2 being the original
proposal and option 3 being the smaller scale proposal). It was found that the original proposal
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for a large residential development could potentially have significant negative impacts on
sustainability, such as flooding, air pollution, climate change, biodiversity and traffic congestion.
Insufficient detailed evidence was provided to assess these potentially adverse impacts. It was
considered that the smaller scale development could still have some negative impacts, all of
which could only be explored further through more detailed assessments.

Preferred Options consultation

A questionnaire was put together as part for the consultation process for the AAP Preferred
Options stage. Two questions within this questionnaire related to Ruskin Fields. Views on the
proposal put forward by Ruskin as well as a smaller scale development on the same location
were sought. Overall, most respondents expressed their opposition to Ruskin College proposals.
63% of the respondents disagreed with the large-scale proposal and another 58% of the
respondents did not support the small-scale proposal. A large majority of the opposition came
from Old Headington, Northway and Headington.

Reasons for this opposition are listed below:

= The Ruskin Fields are part of the Old Headington Conservation Area and participate in its
rural character;

= Such a development in a conservation area could set a negative precedent in Oxford and
lead to green field developments in similar areas;

= The proposals could lead to an increase in traffic in Old Headington and Northway, and
could have a negative impact in terms of pollution.

Specific issues raised by respondents also included the lack of ecological information on the site
and the need for more studies on vehicular access.

A few respondents mentioned the possibility of having the Ruskin Fields provide a public green
space area or/ and allotments that would benefit both existing Old Headington residents and
new Barton residents.

Comments in support of the proposals included: the potential benefit in terms of bus viability
between the John Radcliffe Hospital and the Barton development, the importance of having
building frontages on both sides of the ring-road in order to change its overall character, and the
contribution of the site in terms of affordable housing provision for Oxford.

A petition was received from Friends of Old Headington against the Ruskin Field proposals. Over
400 people signed this petition. Another petition with 14 signatures in favour of housing on
Ruskin Fields was received.

Ruskin representations and supporting documents
As part of the consultation response, West Waddy (Ruskin’s planning consultants) submitted a
set of documents and representations.

In their response, they suggest the opportunity for commercial activity and other community
facilities along with local neighbourhood shops and employment fronting the A40 in order to
generate activity. The scale of the development along the boulevard could be between 4 and 6
storeys. No response was received on the smaller scale proposal.

Following the consultation, Ruskin’s consultants met with the officers on 13 July 2011 to discuss
the representations. Officers stressed that further work was required before proposals could be
properly considered, including a full Transport Assessment covering trip generation and the
suitability of access.
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Ruskin’s revised proposal
Further technical studies were received by the Council on 15 August 2011. The list of documents
received can be found below:
- Deliverability and Housing Need
- Flood Risk Assessment and Drainage Statement
- Energy Strategy
- Landscape and Visual Impact Assessment
- Preliminary Ecological assessment
- Transport Assessment
- Transport Sustainability Strategy
- Heritage Statement
- Planning and Urban Design context
- Headington Meads proposed Masterplan

The revised proposal is for around 150 new homes. The density proposed is 60/ 65 dwellings per
hectare. The development is proposed for the two fields to the northwest of the College site,
closest to Foxwell Drive. The eastern field will be retained as amenity space (it is not clear
whether this is public open space). Existing hedgerows will be retained and enhanced. The
existing brook will be improved and used as part of a sustainable drainage system.

Access to the strategic highway network and the ring road would be made via Marsh Lane.
Access to the site would be via Foxwell Drive via Headley Way through a simple priority junction.

Addressing the issues previously highlighted

The City Council acknowledges that the further documents that have been submitted allows the
Council to make a better judgement of what the impacts would be. However, there are still a
few issues which are considered not acceptable. These are highlighted below:

- the density and height of development proposed is not considered to support the rural
character of the conservation area or the concept of a hamlet

- the development proposals have not sufficiently accommodated the requirement to
protect and enhance the character and appearance of the conservation area

- the Landscape and Visual Impact Assessment fails to identify the proposal site as
forming part of a conservation area and, thereafter, does not take this significance into
account when considering the impact of development

- the placement of three storey blocks at the northern edge of the site is likely to result in
the creation of an unduly prominent and intrusive building line within one of the key
views identified in the conservation area appraisal

- the proposal has not considered the potential impact of traffic arising from the
development on the character and appearance of the conservation area, whereas this is
noted as an issue affecting the area’s character and appearance and an area of
vulnerability to future change

- vehicle access via Foxwell Drive could cause rat-running in Northway and Old
Headington. Traffic management measures as a result of this development have not
been fully explored (note that we are still awaiting for County Council’s comments).

- Trafficimpacts on Marsh Lane and Headley Way have not been considered.

The Transport Assessment and Transport Sustainability Strategy have been sent to the County

Council for comment. The Flood Risk Assessment and the Drainage Strategy have been sent to
the Environment Agency for comment. We are still waiting for the comments on both.
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Strengths of the revised proposal
The following are considered strengths of the Ruskin proposal:

- The proposal would help to meet the city council’s housing targets. The creation of
access to the eastern of the three Ruskin Fields is seen as a beneficial public amenity.

- The integration of the small stream, pond and hedgerows in the proposed masterplan
suggests some positive integration of existing landscape features, while there is some
potential that the creation of a ‘green road’ with a streetside ‘swale’ could help to
create a distinctive, rustic streetscape that supports the rural character of the
conservation area. The swale would also create a wildlife corridor.

The original email is attached from which this attachment came is below (see
date: 07/09/2011)

B Ruskin Fields - Message (HTML)

Reply ol | [ proneard | 3 0 ¥ S 0 X o - o - x el

warded this message on 11/04/2017 14:31.

From:  BOU-FERNANDEZ Marta Sent: Wed 07/09/2011 16:56

To: CROFTON-BRIGGS Michiael
=2} IAGEARD Mark; 22_may_BAILEY Alisan
Subject:  Ruskin Fields

Attachments: # JUpdate on Ruskin Fields. dac (48 KB}

Michael,

Priar to our site visit tomorrow evening, find aftached a brief note giving you an update on Ruskin Fields. The last two pages are probably the most relevant ones.
| hope this helps

Marta Bou Fernandez

City Development {Planning Policy)
Oxford City Council

Ramsay House

10 St Ebbe’s Streat

Outford

ox1 1PT

Tel 01865 252799
Email mboufernandez@oxford gov uk
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