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Question 1: It would appear that the proposed threshold for A1 retail in Cowley 

Road should be set lower, given the actual current percentage of A1? 
 

1.1. Paragraphs 10.54 and 14.22 of the City Council’s Retail and Leisure Study 2017 acknowledge 
that the East Oxford–Cowley Road District Centre requires a retail core. Using the most recent 
retail surveys undertaken (October 2019), the City Council has ascertained that there are 89 
units in permitted retail use in the East Oxford-Cowley Road District Centre. This accounts for a 
proportion of 50.86% of A1 units. The City Council is aware of two units identified in the 
October 2019 survey that are operating outside of their permitted use and these are subject to 
investigation. If these were subsequently permitted the percentage would fall to 49.71% (87 
units) of the total units in the district centre. Therefore, the district centre is currently at the 
proposed threshold of 50%.  

1.2. However, we acknowledge, all the other district centres have some headroom in their 
proposed thresholds to allow for some change over the plan period. It would therefore appear 
justified to give the same approach. Therefore, on further consideration, the council would 
agree that setting a lower threshold for A1 uses within this district centre at adoption would be 
justified to ensure some flexibility.  

1.3. In establishing a revised threshold we have considered the need to leave some headroom for 
change over the plan period, the levels of retail that continues to exist and the importance of 
the district centre in serving the local resident and student population and contributing to 
sustainable patterns of growth in the city.  

1.4. East Oxford-Cowley Road District Centre remains well served in terms of foodstores and 
convenience goods shops and retains its relative role and function within the retail hierarchy. It 
is important that this role does not diminish significantly in order to ensure sustainable 
patterns of growth across the city. 

1.5. Although St Clement’s Local Centre is located in close proximity, East Oxford-Cowley Road 
District Centre is located within a residential area, therefore a retail core should still be 
maintained so individuals can still easily buy day–to-day essentials and top up convenience 
goods without the need to travel further. This is highlighted in paragraph 10.4 of the council’s 
Retail and Leisure Study (2017) which states that, “the centre is surrounded by an ethnically 
and economically diverse local catchment and there is a substantial “captive audience” for 
walk-in trade from the combined resident and student population.” 

1.6. If the threshold of A1 uses was reduced to 45%, 11 more units would be able to change from A1 
to another use which represents a 12% loss of A1 units. If the threshold was reduced to 40%, 
this would result in a change of use of up to 18 units from A1 use before this threshold is 
breached which represents a 20% loss of A1 uses within the East Cowley-Oxford Road District 
Centre. The council consider that a 20% loss of retail would represent a significant loss of retail. 

1.7. Given the above we consider that the threshold for East Oxford-Cowley Road District Centre 
should be reduced to 45%. We do not consider it appropriate to reduce the threshold to 40%, 
as this would result in the loss of a significant amount of retail that would substantially change 
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the character of the district centre to its detriment.  We consider applying a threshold of 45% 
would be justified in retaining the retail core of the district centre whilst providing some 
flexibility and headroom against current levels to be effective. The policy also already allows 
further flexibility for non A1 or A class uses to be granted that breach the percentage 
thresholds in exceptional circumstances to ensure the effectiveness of the policy. A lower 
threshold is not necessary for the other district centres. These other district centres are 
performing successfully and continue to operate above their proposed thresholds in the draft 
Local Plan with headroom. There is sufficient headroom in them to allow for a flexibility of non-
A1 uses to adapt to change and ensure consistency with national policy. 

1.8. The City Council therefore suggest, for consideration by the Inspectors modification to ensure 
the soundness of Policy V4 as it relates to the East Oxford-Cowley Road District Centre. The 
suggested modification is set out below (although noting that the whole of the Policy has not 
been replicated and doesn’t include from “Local Centres” as none of this section is proposed to 
be modified). 

Suggested modification to Policy V4 

Policy V4: District and Local Centre Shopping Frontages  
 
Planning permission will only be granted at ground floor level within District and Local Centre 
Shopping Frontages for the following uses: 
 
District Centres: 
 
Cowley Centre District Centre: 
 
a) Class A1 (retail) uses; or  
b) Class A2 – A5 (financial and professional services, restaurant, pub and take-away) uses where the 
proposed development would not result in the proportion of units at ground floor level in Class A1 
use falling below 60% of the total number of units within the defined Shopping Frontage; or  
c) Other town centre uses where the proportion of A1 does not fall below 60% of the total number 
of units within the defined Shopping Frontage and where the proportion of Class A uses does not fall 
below 85% of the total number of units defined within the Shopping Frontage.  
 
East Oxford-Cowley Road, Headington, and Summertown District Centres:  
 
d) Class A1 (retail) uses; or  
e) Class A2 – A5 (financial and professional services, restaurant, pub and take-away) uses where the 
proposed development would not result in the proportion of units at ground floor level in Class A1 
use falling below 50% of the total number of units within the defined Shopping Frontage; or  
f) Other town centre uses where the proportion of A1 does not fall below 50% of the total number 
of units within the defined Shopping Frontage and the proportion of Class A uses does not fall below 
85% of the total number of units within the defined Shopping Frontage.  
 
 
 
East Oxford-Cowley Road District Centre 
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g) Class A1 (retail) uses; or  
h) Class A2 – A5 (financial and professional services, restaurant, pub and take-away) uses where the 
proposed development would not result in the proportion of units at ground floor level in Class A1 
use falling below 45% of the total number of units within the defined Shopping Frontage; or  
i) Other town centre uses where the proportion of A1 does not fall below 45% of the total number of 
units within the defined Shopping Frontage and the proportion of Class A uses does not fall below 
85% of the total number of units within the defined Shopping Frontage. 
 
Blackbird Leys District Centre:  
 
j) Class A1 (retail) uses; or  
k) Class A2 – A5 (financial and professional services, restaurant, pub and take-away) uses where the 
proposed development would not result in the proportion of units at ground floor level in Class A1 
use falling below 40% of the total number of units within the defined Shopping frontage; or  
l) Other town centre uses where the proportion of A1 does not fall below 40% of the total number of 
units within the defined Shopping Frontage and the proportion of Class A uses does not fall below 
85% of the total number of units within the defined Shopping Frontage. 
 

 

Question 2: In Cowley Centre District Centre, should there be different and more 

locally relevant percentages of A1 to take into account the different characteristics 

of the Templars Shopping Park and the Cowley Templars Square Shopping Centre? 
 

2.1 The City Council do not consider it to be justified by evidence to apply a distinction between the 
Templars Shopping Park and the Cowley Templars Square Shopping Centre. We do not consider 
there to be material differences in the characteristics between these two areas across the road 
from one another. Although the retail floorspace at the Templars Shopping Park is for larger 
floorspace retailers the current types of retail including clothes stores, shoe stores, sports stores, 
pound stores, homes stores and supermarkets could equally be accommodated within the Cowley 
Templars Shopping Centre opposite. It is appropriate and effective to monitor this district centre 
as a whole rather than differentiating by land ownership. This is to ensure sufficient retail across 
the area is retained to service the area. 
 

2.2 Although Templars Shopping Park and Cowley Templars Square Shopping Centre are identified as 
a district centre in the Local Plan, its catchment and function goes beyond its role as a district 
centre as it is a key shopping centre for retail outside of the city centre that is well connected to 
other parts of the city. NewRiver REIT plc own and operate the Cowley Templars Square shopping 
centre and have received a resolution to grant planning permission to comprehensively redevelop 
the shopping centre (16/03006/FUL). The modernisation of the building would also improve its 
accessibility and that of the surrounding public realm which would make it more attractive to 
users.  
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2.3 It has been noted that recent investment has been directed to the Templars Shopping Park so it is 
unsurprising that the Cowley Templars Shopping Centre has suffered due to a lack of investment 
but that this would be addressed through its redevelopment. In addition we consider that this 
proposed redevelopment could have adversely affected the current occupancy rates at the centre 
and it would not be appropriate to assume this would continue following the redevelopment. 

 

 

Question 3: Should the percentages of A1 and non-A1 allowed for in the policy be 

adjusted to take into account the current level of vacancies and charity shops? 

Would that lead to an approach which would allow 50% non-A1 in Cowley Centre 

District Centre as with some of the other centres? 
 

2.4 In setting the approach in Policy V4 the City Council considered the outputs of the retail survey 
that included documentation of vacancy rates. Although the Cowley Centre District Centre is 
identified as a district centre in Policy V4, essentially it does function as a shopping centre and 
attracts a much wider catchment than the other district centres which serves more of a day-to-
day need. The Cowley Centre including Templars Shopping Park provides a type of retail offer that 
complements that in the city centre and is a key element of meeting retail needs in Oxford. 
Including a threshold of at least 60% of the proportion of A1 units in this centre should be 
retained. This is particularly important if the threshold for the nearby Cowley Road District Centre 
is lowered in acknowledgement of its changing character and reduced retail offer with the need to 
retain a retail core for the local community.  
 

2.5 As stated above in response to the second question, whilst there are several vacancies in the 
building, this is not surprising given the planning application submitted by the NewRiver REIT 
which has a resolution to grant for the redevelopment of the shopping centre. In this transition 
period you would expect this trend to grow in the short term until the redevelopment has been 
completed. The thresholds are still being met and we do not consider it justified to lower the 
threshold in this case, particularly given the proposed redevelopment. In addition, as mentioned 
above, the policy also already allows for non A class or non A1 uses to be granted that breach the 
percentage thresholds in specific circumstances to ensure effectiveness of the policy. 
 

2.6 We do not consider it sound for a Local Plan to differentiate about types of A1 uses e.g. charity 
shops. It is therefore not considered justified to exclude them in order to reduce the thresholds. 
Unlike other uses, like betting shops, that are sui-generis, charity shops are nationally 
acknowledged as an A1 use and we do not believe it to be justified or effective to exclude these 
from calculating and setting the thresholds. We do not consider it appropriate for the planning 
system to try and discriminate about types of shops in this way. Charity shops can provide good, 
local employment to shop managers, productive volunteering opportunities to a range of age 
groups, stability high streets, and environmental benefits through the reuse and recycling of 
unwanted goods.  


