
The South Jericho Residents’ Association (SouthJRA)  

November 11th 2013 
 

Letter to members of the West Area Planning Committee 
 

We members of the South Jericho Residents’ Association are sending you this outline 
of our objections to Planning Application No13/00832/FUL because you may find a 
quick summary helpful as you prepare for the Planning Meeting of December 10th 2013 
when a decision will be made. 

Whilst we welcome the prospect of once again having students in the former Ruskin 
College Site, we feel that this ambitious plan is too intensive a development and 
neither preserves the Listed Building nor enhances this City Centre Conservation Area 
appropriately.   

It is over-intensive as a development and overbearing in scale and previous grants for 
development have respected the nature of this area of residential homes and low rise 
buildings. 

The listed Ruskin Building is already imposing, but Exeter requests planning permission 
for a development which: 

1. Is too large: it would increase the floorspace by 39% with a corresponding 
increase in occupancy and traffic, including out of term conference facilities. 

2. Is too high. 

3. Disregards the requirement to preserve a Listed Building. 

4. Goes against the low-rise scale of Jericho by adding height and mass to an 
already imposing building in a well established conservation area. 

5. Causes an encroachment on the highway arising from the impact of intensive 
occupation of this site because of the Council’s requirements for provision of 
cycle racks for student residences. 

We appreciate the time you have given to the Planning Application already and believe 
that you will  find this digest of information a help in reaching your decision.  

We hope you will refuse this proposal. 
 

Undersigned by members of South Jericho Residents Association (SouthJRA) 

Chris Johnson (Chair),        24 Worcester Place 
Professor Victor Flynn,      25 Worcester Place 
Mark Johnson-Watts,          2 Walton Lane 
Mary Keen,                           4 Walton Street 
Marya Lewis,                      13 Walton Street 
Sir Stephen Sedley,           15 Walton Street 
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The SouthJRA was constituted on July 7th 2013 and covers the area: 
Worcester Place to Richmond Road including Walton Street (west side) 
and Walton Lane. 
 

Chair: Chris Johnson  
Secretary: Mary Keen 
Treasurer: Marya Lewis 
 
 
 

Distribution list: 
 

West Area Planning Committee: 
Councillor Oscar Van Nooijen (Chair) 
Councillor Michael Gotch (Vice-Chair)  
Councillor Elise Benjamin  
Councillor Anne-Marie Canning 
Councillor Bev Clack 
Councillor Colin Cook  
Councillor Graham Jones  
Councillor Bob Price  
Councillor John Tanner  
 
Councillor Susanna Pressell, Jericho & Osney Ward, Oxford City Council 
Angela Fettiplace, Planning Officer, Oxfordshire County Council  
Andrew Cooper, Case Officer , Transport Development Control, Oxfordshire County Council 
Nicholas Worlledge, Head of Conservation, Oxford City Council  
 

Members of South Jericho Residents Association 

Chris Johnson (Chair),        24 Worcester Place 
Professor Victor Flynn,      25 Worcester Place 
Mark Johnson-Watts,          2 Walton Lane 
Mary Keen,                            4 Walton Street 
Marya Lewis,                       13 Walton Street 
Sir Stephen Sedley,            15 Walton Street 
 
 

Enclosure: 
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1. Historic planning permission and Local Plan considerations 

1982 Planning permission 
 

Extract from the planning application for the building of the 1980’s cottages in 

Worcester Place, 1982 in dark red brick. Application dated 3.12.79 

 

From A484/79 Ruskin College  

Demolition of houses (Worcester Place) and erection of building to form residential, library 

an teaching accommodation and 3 garages [These are the red brick cottages beyond the 

1960’s block on Worcester Place, going west] 

Permission was granted with restrictions in design “Reason... to achieve a proper 

relationship with neighbouring property and development in keeping with the 

character of the area.” 

Further permission and approval by the Local Planning Authority was needed before work 

could commence “Reason  In the interest of visual amenity” 

 

 

Oxford City Planning Department site  
 

“ADOPTED OXFORD LOCAL PLAN 2001 – 2016  this currently applies 

 

November 2005 

2.4.1 Policy CP1 DEVELOPMENT PROPOSALS 

Planning permission will only be granted for development which : 

Shows a high standard of design, including landscape treatment, that respects the 

character and appearance of the area; and 

Uses materials of quality appropriate to the nature of the development, the site and its 

surroundings 

 

g. preserve or enhance the special character and setting of listed buildings and 

conservation areas” 

 

5.3.4. POLICY HE3 listed buildings and their setting 

Planning permission will be granted for the re-use of redundant or unused listed buildings 

for new purposes compatible with their character, architectural integrity and setting. 

 Planning permission will not be granted for proposals involving demolition of a 

statutory listed building. 

 Planning permission will only be granted for works involving an alteration or extension to 

a listed building that is sympathetic to and respects its history, character and setting. 

 Planning permission will only be granted for development which is appropriate in 

terms of its scale and location and which uses materials and colours that respect the 

character of the surroundings and have due regard to the setting of any listed building 

 

 



Appropriate scale and location, relationship with neighbouring property 

and in keeping with the character of the area? 

Source: Turnberry 

This proposal should be rejected because it fails to: 
 

“achieve a proper relationship with neighbouring property and 

development in keeping with the character of the area.” as required by 1982 

planning permission  
 

be “appropriate in terms of its scale and location” as required by the local 

plan 

Very significant 
extra height 
which is 
imposing 
regardless of the 
fact it is set back 

Functional appearance of lecture 
hall demonstrates the change of 
purpose of the proposed building.  

1980s design 
required further 
permission and 
approval by the 
Local Planning 
Authority “In the 
interest of visual 
amenity” 

EXISTING 

PROPOSED 

1. Historic planning permission and Local Plan considerations 
continued 

Key 

Orange line = height of proposed Exeter building 

Red line = height of existing Ruskin building 



2. Residential use extended to commercial business  

“Dear Mr Johnson, 
 

The Rector has asked me to respond on behalf of the College. I can confirm the 

following: 
 

.... The College already has an established educational business which operates 

outside term time and will be extended to the Walton Street site. Visiting students, 

academics and conference delegates attend serious academic events and summer 

schools which are scrupulously managed by the University’s Department of Continuing 

Education, the College, or other independent research institutions. All the College’s 

conferences and educational events are supervised and managed by the Stewards 

office and course tutors or conference organisers to provide the high levels of 

service which fee-paying delegates expect. The Junior Dean and other College 

officers are responsible for the discipline and welfare of the College’s own students 

during term-time, but not for conference delegates, who are themselves responsible, 

diligent adults. If on occasion the College is hosting school-age delegates for an 

access programme or similar, the delegates will of necessity be closely supervised by 

their own teachers throughout and the ratio of responsible adults to pupils is high.” 

Extract from email dated September 25th 2013 from Chris Pattison, Turnberry 

We object to the extent of change of use from residential to include 

business, including conferences.  It is not acceptable to assume that 

business activities can be extended to this site. 
 

This overdevelopment has caused the 20 cycle stand spaces, required by 

the local plan, to be sited on the highway in a narrow residential street. 

Extract from the Application Form  dated  12th April 2013.  Source: Oxford City Planning Website 

39% overall increase in floorspace, most of which is  for non-
residential purposes , indicates significant extension of  facilities  to 
enable business purposes (as described  in the email above) 
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Extract from the 73 page document : “13_00832_FUL-ADDENDUM_PLANNING_STATEMENT-

1417002“  dated  October 2013.   

Source: Turnberry Planning and Alison Brooks Architects Ltd 

3. Public Benefits of the proposal exclude local residents 

The SouthJRA is surprised and disappointed that the 73 page document 

published last month, by the consultants and architects of this proposal, 

omitted to make any mention whatsoever about the considerations of 

local residents in respect of public benefits. 



4. Overbearing scale and design  

Source: Turnberry 

Very large and 
high glass 
dormer windows 
that would look 
like small 
skyscrapers 

These three 
dormer windows 
were reduced in 
July 2013 but are 
still overbearing 

The existing 
roofline is 
already 
extremely high  

EXISTING 

PROPOSED 

We object to the overbearing and intrusive extensions to the roof height.  

The dormer windows are unsightly. 
 

We have seen no proof that the new building will not exceed the 45 degree 

angle as defined by the Oxford Local Plan. 

Key 

Orange line = height of proposed Exeter building 

Red line = height of existing Ruskin building 



Significant extra height to the roof. 

4. Overbearing scale and design continued 

EXISTING 

PROPOSED 

We object to the significant extra height that would be added 

Source: Turnberry 

Key 

Orange line = height of proposed Exeter building 

Red line = height of existing Ruskin building 



Published on Sep 26th 2013 

5. SouthJRA letter published in The Oxford Times 
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