
 

 

 

Templars Square Shopping Centre, Oxford 
Design Workshop 
Notes from 21 April 2015 

Thank you for attending the ODRP Design Workshop on 21 April 2015. We applaud the client, 
design team and Oxford City Council on engaging with the panel at this early stage of the design 
and planning process and look forward to future dialogue as the proposal develops. The 
redevelopment offers the opportunity to raise the profile of Cowley and address the fundamental 
urban design and public realm shortcomings of Templars Square Shopping Centre. The principle 
of consolidating underused car park sites to provide a housing-led mixed use redevelopment is 
one that we commend and fully support. The initial masterplan approach is sound - the proposed 
height and massing are in keeping with the local context and the placement of housing and 
commercial uses seem appropriate. The success of the redevelopment will depend on two things: 
firstly, strategic collaboration between Oxford City Council, Oxfordshire County Council and the 
client as landholders and long-term patrons; and secondly, a bold narrative and mixed-use model 
that changes the perception of Cowley whilst maintaining the identity of a local hub with a strong 
history and community.  
 
Vision 

 A bold, captivating narrative is needed at this stage to take users on an exciting ‘journey’ of 
the masterplan. At present it seems as though the design is being solely defined by what is 
there now resulting in complex and costly improvement works if/when more funds become 
available.  

 Embrace unique historic features, such as the mural depicting the district centre’s history, 
to ensure the narrative is specific to Cowley.  

 Develop an aspirational, long-term masterplan for both current and future improvements to 
the shopping centre. Continue to assess and pinpoint aspects of the existing scheme that 
will benefit from urgent care and those that will make a greater difference to the character 
of the area with relatively low outputs and within shorter time frames.  

 
Planning Process 

 The client, design team and Oxford City Council need to agree on a planning delivery 
strategy at this stage. The concept of an outline/masterplan application that runs 
concurrently with the detailed proposals to help deliver the redevelopment in a timely 
manner is reasonable. We recommend an established type of planning application, such as 
a hybrid application, that requires both drawings and design principles at every stage and 
can influence change beyond the redline boundary over time.  

 Carefully reassess the planning delivery programme to ensure the proposal is well 
considered and does not feel rushed. Community and city council interest and support, 
particularly for a scheme of this scale and local importance, is more likely to be garnered 
from a well-planned and well-paced process of engagement. 

 At this stage of the pre-application process define and agree with Oxford City Council 
particular aspects of the proposal that may require detailed analysis, prior approval or more 
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detailed discussions over a period of time. For example, agree key views to and from the 
site that are likely to impact on the Oxford skyline.  

 We support the initiative to develop and build consensus on the design approach with 
councillors from the outset, in line with guidance from the planning department, and 
encourage further opportunities to do so with other key stakeholders. 

 
Hockmore Tower 

 The redevelopment of Templars Square Shopping Centre is an ideal opportunity to address 
the fundamental access, and health and safety issues around Hockmore Tower. Explore 
establishing a joint venture between the client, Oxford City Council and Oxfordshire County 
Councils to develop a holistic masterplan incorporating Hockmore Tower and provide 
meaningful and long-term improvements for all users. 

 Investigate whether Banjo Road could be de-adopted for a more strategic and longer term 
masterplan approach and essential public access improvements for Hockmore Tower. 
Redesigning Banjo Road and the service/delivery arrangements could include, for example, 
decking over the service yard to allow safe and direct access to Hockmore Tower from the 
north. This approach will also provide better views onto this space from the residential flats 
above and more floor space for development. A detailed analysis of Banjo Road will be 
beneficial in facilitating these discussions and informing how this space could be re-
envisioned. 

 Collaborate with the relevant Development Control team members at Oxford City Council 
on the proposed colour scheme of Hockmore Tower. A cohesive colour scheme is a 
relatively simple way of making disparate buildings and spaces, particularly those under 
separate ownership feel more integrated. As a result, new residents, employees and 
investors will be attracted to the site to the mutual benefit of each landholder.  

 Collaborate with Oxford City Council on improving the rear entrance to Hockmore Tower on 
Hockmore Street. A residential lobby and lift access from the ground floor could help this 
entrance space feel safe and more appealing. 

 
Public realm 

 An improved, high quality public realm is a welcome benefit and counterbalance to the 
impact of growth and increase in housing in the local area. We urge the client team, Oxford 
City Council and Oxfordshire County Councils to invest the necessary funds, time and/or 
resources in developing and delivering an ambitious public realm strategy that extends 
beyond the red line boundary and incorporates street furniture, bus stops, cycling routes, 
and pedestrian crossings and footpaths. For example, investigate if/how the existing 
pedestrian crossing on Between Towns Road could be relocated to more seamlessly 
connect the retail outlet opposite the site and new entrance proposals for the shopping 
centre. 

 Carefully procure and appoint a defined public realm and landscape architect at this stage, 
and allow the public realm and landscape design decisions to strategically inform the 
overall site and building configuration. 

 Define aspects of the public realm that require more control. At present, the haphazard 
movement of delivery and service vehicles on Hockmore Street, for example, adds to its 
unwelcoming character and unduly degrades the quality of the public realm. 

100



 

 

 

 Explore how to make the site feel less car dominated in the treatment of the streets and 
hard and soft paving. The pavement along Between Towns Road, for example, feels 
disproportionately wide; reducing the width of the street by shifting the existing building line 
will make the street feel tighter and well-framed.  

 Investigate how the ground floor experience across the site could be more dynamic and 
active, for example with duplex homes or A3 retail uses. The ground floor level car parks 
make the streets and footpaths feel abandoned and unsafe.  

 Explore whether Hockmore Street could be treated as a mews road. We welcome this 
street as a public access route but feel it is overly car dominated. Paving stones, 
strategically placed trees and planting, and defensible space protecting front doors, for 
example, could make Hockmore Street more appealing to existing and future residents. 

 Consider how to connect Hockmore Street and Hampden Street by creating views and 
access between the different levels, via a new public accessible staircase for example. 

 The ambition to improve the open space to the east of the site along Barns Road is to be 
applauded. A simple, elegant approach, such as incorporating large trees and good quality 
granite paving, will help to soften the busy character of Barns Road and create a more 
pleasing view for the proposed houses along Hockmore Street. Consider also how this 
space could facilitate other temporary or community uses. 

 Continue to look for opportunities to provide more incidental play spaces. The lack of play 
space is particularly concerning given the proposed population increase in the area.  

 Continue to look at how sustainable means of transport, such as walking, cycling and public 
transportation, could be enhanced to build upon the initiatives to reduce car parking across 
the masterplan. 

 A sustainability strategy is needed across the across the masterplan and individual sites 
incorporating green roofs, water attenuation, ecology and biodiversity. 

 
Shopping centre entrances 

 We welcome the initial design thinking on how to improve the quality of the existing 
entrances with minimal disruption and cost. Make sure the masterplan narrative informs the 
entrance design. 

 Reassess the use of all entrances thinking specifically about how and when they will used 
and by whom. Develop a clear hierarchy for the entrances that work with the proposed 
masterplan approach. Given the proposed closure of the Castle Car Park, for instance, the 
shopping mall entrance on the corner of Hockmore Street and Crowell Road is likely to 
become redundant.  

 
Site D and Between Towns Road 

 Continue to investigate how the proposed building heights along Between Towns Road 
could create a more dynamic appearance that is different to what is there already. We 
welcome the proposed height along Between Towns Road. The taller blocks respond well 
to Hockmore Tower and act as markers to the site.  

 We feel that the proposed car park redevelopment on Site D could be taller, if needed, to 
ensure car parking across the masterplan is consolidated into one site.  

 Think about how the buildings at the corners of Between Towns Road and Barns Road, 
and Between Towns Road and Crowell Road could be more special. Making the corner 
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blocks slightly taller, for example, will help to bookend the commercial uses along Between 
Towns Road and make it feel more like a high street. We recommend the existing office 
building on the corner of Barns Road and Between Towns Road will benefit from 
redevelopment. Explore how this building could be incorporated into the redevelopment at 
this stage of the redevelopment to create a notable marker for the district centre.  

 Define and emphasise key views in the design of the public space. The alignment of the 
existing buildings on Site A works well as it provides a direct view to the listed building. 

 
Site A and E 

 The initial building configuration on Site A is sound. Continue considering its relationship to 
Crowell Road and Between Towns Road, in particular the building height and layout. A 
taller element on the corner of Between Towns Road and Crowell Road and reduced in 
height towards the adjacent listed building can accentuate the corner and respond to the 
conservation area respectively. 

 The ambition for shared public space between Site A and the existing nursery to the north 
is to be commended. Also consider the relationship of Site A with the future use of the 
sweeping green space immediately to the north of Site A. 

 The car park on the ground floor of Site A is unsatisfactory. Consider alternative 
arrangements for car parking on this site and alternative ground floor uses, such as 
residential duplexes with front doors and living spaces on ground floor level, or retail, to 
active the streets.  

 We welcome the initial design thinking on the improvements to Site E. 
 
Site B and C 

 Explore how the environment immediately surrounding Sites B and C could be more 
hospitable and pleasant for residential use. Terraced housing on Site B works well and 
contributes to the feeling of a mews road. However, their direct view onto the array of 
existing unkempt garages is unacceptable. Investigate if/how the service yard could be 
redeveloped in time with the new housing, for example, into retail units, such as cafes, or 
apartments. 

 Develop a robust management strategy for Hockmore Street to also incorporate routes and 
parking for service and delivery vehicles. 

 
 
Attendees 

 
Design Workshop Panel 
 
Keith Bradley (chair) 
Noel Farrer 
 
Scheme presenters 
 
Francois Nairac   New River Retail    
Jamie Whitfield   New River Retail   
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Paul Turner   Corstorphine + Wright 
Rebecca Bassan-Jheeta  Corstorphine + Wright  
Nick Diment   GL Hearn    
Amy Jones   GL Hearn  
 
Local Authority 
 
Murray Hancock Oxford City Council 
Clare Golden  Oxford City Council 
Felicity Byrne  Oxford City Council 
Tobias Fett  Oxford City Council 
Martin Armstrong Oxford City Council 
Sarah Orchard Oxford City Council 
 
Cabe at Design Council staff 
 
Thomas Bender 
Victoria Lee 
 

 

Confidentiality 

Since the scheme is not yet the subject of a planning application, the advice contained in this letter is offered in confidence, on 

condition that w e are kept informed of the progress of the project, including w hen it becomes the subject of a planning 

application. We may share confidential letters w ith our aff iliated panels only in cases w here an aff iliated panel is taking on a 

scheme that w e have previously review ed. We reserve the right to make our view s know n should the view s contained in this 

letter be made public in w hole or in part (either accurately or inaccurately). If  you do not require our view s to be kept 

confidential, please w rite to designreview @designcouncil.org.uk. 
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