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François Nairac  
New River Retail (UK) Ltd 
37 Maddox St 
London  
W1S 2PP 
 
 
 
Our reference: DCC/0688 
 
 
 

Oxford City Council: Templars Square Shopping Centre 
 
 
 
Dear François Nairac, 
 
Thank you for attending the ODRP design review on 3 December 2015. 
 
The proposal for Templars Square Shopping Centre has improved significantly since the ODRP Design Workshop on 21 
April 2015 and the ODRP Design Review on 10 September 2015. Keeping the overall vision for the entire area in mind 
while redefining the red line boundary, has helped focus on specific areas and achieve greater clarity in what New River 
Retail is committing to deliver. Many issues raised in the last ODRP Design Review relating to public realm and 
architectural expression have been successfully resolved. The proposed massing is acceptable. However, the scheme 
would benefit from further work on quality of design and delivery, to ensure its success has a lasting impact beyond the red 
line boundary. Given the importance of the scheme for Cowley, an integral and high quality public realm strategy would 
bind the different parts of the project together. In relation to the flats, the main design tasks will be to resolve the internal 
layout addressing the high number of single aspect flats, while a clearer architecture response is required for the entrances 
to the shopping centre.  
 
Wider context and benefits for Cowley 
As one of Oxford’s primary district centres, Cowley as a whole will benefit from the scheme. The complex challenges 
around highways, land ownership and connectivity require close collaboration with Oxford City Council. It is unfortunate 
that the issues around Hockmore Tower, its access and associated residential accommodation above the shopping centre 
have not been resolved at this stage. Nevertheless we hope the scheme is going to have a positive impact on the rest of 
the site and encourage further improvements beyond the red line boundary. 
 
Public realm strategy 
This is an important scheme in terms of providing new user experiences in the centre of Cowley and the quality of the 
public realm plays a central role in achieving this. The landscape design performs as the main binding element throughout 
the scheme and the improvements of the public space are commendable. Given the civic importance of site A and the 
quantum of development along Between Town Road, there is an opportunity to extend the red line boundary to form a 
continuous streetscape from Barns Road to Crowell Road. This would create a homogenous experience in keeping with 
the character of Oxford’s roads, including the choice of materials. We suggest using stone or other sustainable materials 
instead of concrete where possible. 
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The row of trees on the northern side of site A offers the possibility to start the tree line in the public realm on Between 
Town Road and introduce the visitor to the new public space and the new shops and flats around the shopping centre. We 
would suggest making sure the flats in site A are not compromised by the trees casting shadow which could eventually 
lead to their removal.  
 
In terms of entrances to the shopping centre, the improvements to the quality of the existing ones and the addition of a 
wayfinding system are welcomed. We suggest developing a design solution for the main entrance at the corner of the 
building in site D that draws people in in an intuitive way rather than relying on large scale signage and totems. Designing 
every entrance individually would make them more legible and establish a clearer hierarchy between them. 
 
Readdressing the pedestrian crossing on Between Town Road and including the north side of the road to strengthen the 
access to the park near the John Allen Centre is important to achieve a successful new place. A green and blue 
infrastructure strategy with integrated sustainable urban drainage systems for example, would be beneficial.  
 
To ensure high quality finishes and longevity with low maintenance requirements throughout the scheme we suggest 
Oxford City Council condition the quality of materials and detailing as appropriate and with New River Retail work out a 
clear management plan for waste collection and long term maintenance of trees and planting. 
 
Site A 
Overall the design of site A has improved significantly, for example the simplified external articulation and detailing. The 
chamfer on the windows to allow for more light is a positive move. We would advise revisiting the orientation of the angle 
on both eastern and western façade to achieve their full purpose. Further, we would suggest liaising with Oxford City 
Council to detail materiality, reflectivity and colour in order to establish a clear language for the buildings. 
 
The number of single aspect homes, especially north facing, is still high. Finding a solution to increase the number of flats 
with double aspects or using outside space as relief would improve the quality of living for the residents.  
 
The introduction of a green roof on the building on Crowell Road is positive. We would suggest the landscape architects 
design it in order to ensure it becomes a valuable and welcoming space that residents use in different ways from relaxing 
to growing plants. It would be beneficial to develop a long term maintenance strategy at this stage. 
 
Site F 
The height and massing of the building is sound in principle, but the architectural articulation and detailing are not as robust 
as on site A. In terms of vertical articulation, the regularity of the columns along the shop front is not in line with the façade 
above. In terms of horizontality, the junction of the two façades between the second and fifth floor make it appear as two 
different buildings. Simplifying and introducing a clear relationship between columns, fenestration and shop fronts and 
addressing the change of level in the topography would help create a more unified and distinctive appearance. Using high 
quality finishes throughout the development will set a precedent for the ongoing regeneration of Cowley.  
 
As for site A, the internal flat arrangements have improved, reducing the number of single aspect units. However the low 
number of double aspect units is still unsatisfactory. The apartment layout should be revisited in order to optimise quality of 
accommodation throughout the site. 
 
We note that due to the complex lease situation, the client has little influence on the articulation of the retail spaces, 
especially in relation to the Coop supermarket. Nonetheless, the positioning of the entrance lobby at the corner is welcome 
as it opens up the opportunity in the future for readdressing the entrance situation of Hockmore Tower.  
 
Site D 
The massing and proposed heights for site D are suitable. The taller block responds well to Hockmore Tower and acts as 
an important marker to the site. Revisiting the design by setting back the two top floors and the alteration of the massing 
helps in achieving a more elegant response, while the projected balconies make it look slender. However, in terms of 
elevation, the corner Between Towns Road and Barns Road is not yet successful. The plain wall of the proposed hotel is 
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uninviting and at street level it is missing the opportunity to engage positively with the new streetscape. Given the 
importance of this corner for the success of the project, it would be beneficial to revisit the architectural expression of the 
building and create something that is less generic and more characterful. We would suggest negotiating with the hotel 
operator to develop a bespoke solution which would also address the entrance at ground floor level. A more generous 
entrance lobby would provide a threshold situation between public and private realm and add to the positive experience 
promoted in the public realm strategy.  
 
The residential entrance on the east side of the building, adjacent to the shopping centre entry, is not well positioned. Its 
articulation is too small and convoluted and not representing the quality this prime location would require. In comparison, 
the entry to the refuse bins storage is on the north of the building on the more prominent side. While this arrangement 
simplifies waste collection, rearranging the refuse strategy with Oxford City Council would improve the residential lobbies 
and bring more activity on Between Town Road. The western corner of the building appears overbearing in relation to the 
entrance of the shopping centre and we would suggest creating a more inviting and recognisable entry situation.  
 
Providing new commercial uses along this stretch of the street is positive, however smaller ground floor units would create 
more pedestrian flow and contribute to a more vibrant and active environment. As noted above for site A and F, lowering 
the number of single aspect units would increase the quality of accommodation proposed.  
 
In the planning application discussion it would be helpful to use the model as part of the presentation to demonstrate the 
relationship to Hockmore Tower. 
 
Next steps 
Before the scheme is considered for planning approval, we recommend that the design issues raised in this letter be 
resolved and a technical review meeting organised with Oxford City Council to agree on further details in terms of 
materiality, delivery and management to achieve the high standards required to create a place that supports good quality 
of life for existing and new residents and visitors.  
 
Thank you for consulting us and please keep us informed of the progress of the scheme. If there is any point that requires 
clarification, please telephone us. 
 
 
Yours sincerely 
 

 
 
Daniela Lucchese 
Design Council Cabe Advisor 
Email Daniela.Lucchese@designcouncil.org.uk 
Tel +44(0)20 7420 5270 
 
cc (by email only) 
 
Jamie Whitfield    New River Retail   
Nick Diment   GL Hearn 
Michael Lampard   Corstorphine + Wright 
Rebecca Bassan-Jheeta   Corstorphine + Wright 
Michael Smith   Macgregor Smith   
Felicity Byrne   Oxford City Council 
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Review process 
Following a site visit, discussions with the design team and local authority and a pre-application review, the scheme was reviewed on 3 December 
2015 by Keith Bradley (Chair), Alan Berman, Noel Farrer, Mark Swenarton and Colin Haylock. These comments supersede any views we may 
have expressed previously. 
 
 
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 we are 
kept informed of the progress of the project, including when it becomes the subject of a planning application. We reserve the right to make our 
views known should the views contained in this letter be made public in whole or in part (either accurately or inaccurately). If you do not require our 
views to be kept confidential, please write to cabe@designcouncil.org.uk. 
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