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Limitations 

AECOM Ltd has prepared this Report for the sole use of Oxford City Council (“the Client”) in accordance with 
the Agreement under which our services were performed. No other warranty, expressed or implied, is made 
as to the professional advice included in this Report or any other services provided by AECOM.  

The conclusions and recommendations contained in this Report are based upon information provided by 
others and upon the assumption that all relevant information has been provided by those parties from whom 
it has been requested and that such information is accurate.  Information obtained by AECOM has not been 
independently verified by AECOM, unless otherwise stated in the Report.  

The methodology adopted and the sources of information used by AECOM in providing its services are 
outlined in this Report. The work described in this Report was undertaken between April and August 2016 
and is based on the conditions encountered and the information available during the said period of time. The 
scope of this Report and the services are accordingly factually limited by these circumstances.  

Where assessments of works or costs identified in this Report are made, such assessments are based upon 
the information available at the time and where appropriate are subject to further investigations or 
information which may become available.   

AECOM disclaim any undertaking or obligation to advise any person of any change in any matter affecting 
the Report, which may come or be brought to AECOM’s attention after the date of the Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, projections or 
other forward-looking statements and even though they are based on reasonable assumptions as of the date 
of the Report, such forward-looking statements by their nature involve risks and uncertainties that could 
cause actual results to differ materially from the results predicted. AECOM specifically does not guarantee or 
warrant any estimate or projections contained in this Report. 
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EXECUTIVE SUMMARY 
Purpose of report 

This Employment Land Assessment (ELA) forms an important part of the evidence base to inform the new 
Local Plan 2016-2036. The ELA has assessed the quality and quantity of all employment land and premises 
(B1, B2 and B8) within the city and compared the employment land supply against the forecast demand for 
employment use to test whether there is sufficient land of the right quality and in the right location to meet the 
identified needs.   

The overall findings are that the demand for employment land is in excess of the current supply. These 
findings will be used to shape emerging planning policies within the Local Plan 2036 that will help to support 
and grow Oxford’s economy and to allocate and or protect sufficient employment sites to deliver sustainable 
economic growth.  

Background 

The over-arching strategic policy framework (NPPF) is set by national government and the economic 
strategy by the Oxfordshire Local Enterprise Partnership (OxLEP). The Government’s vision is to ‘build a 
strong competitive economy’ and it requires the planning system to do ‘everything it can to support 
sustainable economic growth.’  

The Strategic Economic Plan (SEP) developed by the OxLEP set out a vision to drive innovation, enterprise 
and research excellence focussing economic growth in the ‘Oxfordshire Knowledge Spine, which includes 
Oxford, Bicester and Science Vale.  

The Oxfordshire Innovation Engine Report, commissioned by OxLEP and the University of Oxford, sought to 
realise the growth potential of Oxfordshire’s high-tech clusters and research. The report views Oxford as the 
‘engine for growth’ by stating that ‘Oxford is the service centre for the economy, it has the fastest growing, 
best educated workforce and is the main centre for spin-outs in the County.’  

The Oxford Economic Growth Strategy sets out a vision for the city and amongst its key actions seeks to 
support the expansion of the knowledge economy and start-ups; support the growth of existing employers to 
ensure a sufficient supply of employment land is available to enable this economic growth to take place.    

The assessment of ‘drivers for growth’ shows that the city has been performing well according to a range of 
economic indicators over recent years and the expectation is that this will continue. Oxford has seen a strong 
growth in private sector jobs 17.8% over the last five years placing the city second outside London. Oxford’s 
economy is also characterised by resilience and diversity, being home to the Mini (BMW) Plant Oxford, 
together with strength in other sectors such as publishing, retail and tourism. The job density in Oxford is 
1.16, which clearly shows the high concentration of jobs within the city. Oxford is part of a small group of 
‘fast-growing cities’ identified through research on their performance by the independent Centre of Cities 
alongside Cambridge, Milton Keynes, Swindon and Norwich.   

Study findings 

Forecast job growth and demand for space 

The assessment has forecast the total demand for B1 floorspace to be between 65,800 sq m and 105,000 sq 
m.  The demand for B2/B8 floorspace is between -0.1 ha and 21.9 ha depending on the growth scenario 
applied. If a higher growth scenarios of 105,000 sq m B1 and 22ha of B2/B8 are applied, and even if a more 
conservative mid-point scenario figures is taken, the demand for B1 floorspace in particular but also B2/B8 
use is well in excess of the current supply.  
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This ties in with the findings from previous economic studies, such as the Cambridge Econometrics 
forecasting and the Strategic Housing Market Assessment which  highlighted an overall expected increase of 
24,300 new jobs in Oxford to 2031, a projection significantly exceeded to date.  This growth in jobs within the 
city is driven by key sectors such as education, health (bioscience and clinical excellence) together with the 
professional business services, retail and service sectors.  

The forecasts show that Oxford’s population and job creation is likely to increase significantly in the future. 
Whilst some of this growth will be accommodated in the form of the recycling and intensification of the 
existing land supply the property market assessment shows that it will be important to create a ‘pipeline’ of 
additional office supply if the city is to play its role as a fast-growing city and generate more economic growth 
for the national and local economy. In the case of industrial space demand appears to be steady but any 
growth is constrained by the limited sites available.  It is important however for space of a good standard to 
continue to be provided by the market to ensure that a diverse range of businesses can operate within the 
city to support the local economy and the supply chain for key sectors. 

Spatial analysis of employment sites 

A total of 118 employment sites and areas were assessed according to 20 criteria to measure their 
performance and assess their quality and characteristics. The spatial analysis showed the best performing 
areas  for office uses (B1) were the City and District centres together with Headington (Hospitals) and the 
South-East (Oxford Business Park and Science Park); whilst the out-of centre locations near the ring road 
were good performing locations for industrial (B2,B8) uses. The majority of the individual B1 office sites were 
in good condition, with few vacancies and generally score well for transport access. The industrial uses 
scored well in terms of strategic access, near to the ring road, together with servicing and parking facilities. 

In terms of the quantity of employment land, the assessment has shown that Oxford City has approximately 
1,030,728 sq m of B1 floorspace and 151ha of B2/B8 land. This includes all occupied land as well as vacant 
sites and buildings and sites with planning permission awaiting development.  

The amount of vacant land including sites awaiting development is 408,372 sq m of B1 (about 25% of the 
total employment land) and just 2.5ha of B2/B8 (under 2% of total B2/B8 land). However most of the vacant 
land has proposals for development, including planning permission, and is expected to be built out in the 
short term. This broadly tallies with the Housing and Economic Land Availability Assessment which found 
that there was a maximum of 309,000 sq m of B1 floorspace coming forward over the next 20 years and 9 
hectares of B2/B8 floorspace.  

Historic trends and demand for space 

This assessment shows that based on historic trends between 2000 to 2012 there has been a significant 
growth in office space in Oxford, but industrial space had contracted, offset to a degree by an increase in 
warehousing provision. During the same period office jobs increased steadily whilst manufacturing jobs 
declined. Based on the ‘planned economic growth’ forecasts to 2031 it is estimated that there will be an 
additional net requirement of 105,000 m2 of office floorspace and 19.5 ha of land for industrial space for 
Oxford to meet this demand and ensure that the city makes its contribution towards the generation of 
economic growth, alongside other high-performing cities that make up the Fast Growing Cities Group. 

Recommendations  

The findings from this assessment clearly show that there is an undersupply of employment space and land 
to meet the forecast demand in Oxford to 2036. The policy direction in the future therefore needs to 
recognise this position and seek to meet this demand to avoid constraining economic growth. In line with 
Government policy the new Local Plan 2036 should take forward policies that positively promote sustainable 
development. The assessment therefore suggests the following potential policy approaches:  
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o Over-arching policy: The Local Plan 2036 should consider developing an over-arching policy 
which recognises the strengths of the key sectors and clusters that will drive economic growth and 
jobs for the city. At the highest level this acknowledges the important role played by the education 
and health sectors and the associated research undertaken to drive innovation and enterprise within 
the ‘knowledge economy.’ But equally Oxford’s economy is characterised by its ‘diversity’ and 
‘resilience’ in other employment uses that together provide the necessary infrastructure to allow the 
economy to function properly.  

o Proposed policy approach: The report highlights the undersupply of employment land and 
premises. The Local Plan 2036 should therefore consider a policy approach that comprises four key 
elements supporting existing allocations and protecting key sites, re-evaluating the role and 
designation of district centres / clusters and allocating new sites within the city, supporting 
intensification and modernisation for new ‘employment uses’, and working with neighbouring 
authorities to explore potential sites close to the city.   

o Allocated and or Protected Employment Sites: Sites that are already allocated and / or protected 
for employment use as key protected employment sites, and have shown to perform well against 
the survey criteria,should continue to be protected by a policy designation.  

o Spatial clusters: Sites / Clusters that are performing at a high level and provide a key spatial 
grouping for employment uses which include for example significant areas of offices for research 
and development, such as Old Road and Churchill should be designated as Science and Research 
Hubs. The assessment suggests some spatial clusters of importance to the city’s economy and 
highlights the key role played by the City and District centres in providing office space. It is worth 
exploring ways in which office space can be protected within these centres and positively promoted 
through new developments coming forward; and possibly designating them as ‘innovation districts.’ 
Sites / clusters within these spatial areas identified by this study should be recognised for their 
important role that they fulfil within Oxford’s economy and recognised as such within the Local Plan.  

o Additional sites: Sites that are not protected for employment, but which are shown through this 
assessment to be performing an important economic role, should be considered for designation for 
employment use. Any potential development sites that include employment uses either solely or as 
part of mixed-use development should be considered for allocation to explore the potential for new 
employment uses.   

o Modernisation and intensification: The modernisation and intensification of existing sites should 
be positively encouraged to maximise the employment use and density of development on the site. 
This could be in a different form and type providing the employment density is adequately replaced. 
This would allow potentially for other uses to be included within the overall modernisation, making 
the most efficient use of the land. This is particularly important given the shortage of employment 
land in Oxford and the pressures from competing uses, such as residential, to ensure effective, 
efficient and sustainable use of land.   
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1 INTRODUCTION  
1.1 Study overview 

1.1.1 AECOM was commissioned by Oxford City Council to jointly produce an Employment Land 
Assessment (ELA) of the borough. The ELA assesses the quantity and quality of the city’s 
stock of employment land to form an evidence base to support the review of policies and 
preparation of the Local Plan. The Local Plan will cover the period up to 2036 and will replace 
the existing adopted Core Strategy (2011). The ELA will be used by Oxford City Council to 
inform its future approach to the provision, protection, release or enhancement of employment 
land and premises. 

1.1.2 Oxford City Council officers carried out the full survey of employment sites and wrote the 
planning policy review; socio-economic profile; quality and characteristics of employment land 
and property market assessment chapters of this report. AECOM’s role was to review and 
refine the employment site survey, produce the employment demand forecasts and jointly 
work with the City Council to draft the conclusions and recommendations. 

1.2 Changes to National Planning Policy 

1.2.1 The National Planning Policy Framework (NPPF) outlines the principles that Local Planning 
Authorities should follow in preparing their evidence base to inform employment land policies.  

1.2.2 The need for Local Planning Authorities to produce an up to date Employment Land 
Assessment and the suggested format is outlined in national Planning Practice Guidance 
(PPG) published on the 6th March 2014. The PPG updates the suggested methodology for 
producing an employment land evidence base, superseding the former guidance - the 2004 
ODPM Employment Land Review Guidance Note.  

1.3 Study Area 

1.3.1 The process for selecting existing and potential employment sites to survey corresponds with 
the guidance in the PPG. This includes all sites currently within an employment designation 
and a number of other employment sites considered important to Oxford’s economy. In total 
118 employment sites were assessed as part of the study. These fall within four groups of 
employment area type: 

• Allocated employment land; 

• Employment land designations including key protected employment sites; 

• Mixed Use Employment Locations; and 

• Non-designated employment sites identified by the Council.  

1.3.2 The selection of these sites and clusters is explained further in Chapter 5 and the site maps 
are provided in  Appendix A.  

1.4 Employment Land Use 

1.4.1 Throughout this report employment land is referred to as land in office use (B1), comprising 
B1a (Office) and B1b (Research and Development) but not B1c (Light Industry) as this use 
class shares characteristics more similar to industrial uses; industry (B2) comprising industry 
(B2) uses and B1c (Light Industry); and warehouse use (B8). 
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•  

2 STUDY APPROACH 
2.1 Overview 

This section sets out the main research elements of this employment land assessment as 
illustrated in Figure 2.1. The methodology has been adapted to PPG.  

Figure 2.1:  Approach to the Employment Land Study 

 
Source: AECOM (2016) 

2.1.1 The assessment period for this ELS matches Oxford City Council’s new Local Plan period: 
years 2016 to 2036. 

2.2 Report Structure 

2.2.1 This report sets out our final findings and policy recommendations for employment land in 
Oxford, taking into account the future economic development of the area. The report is 
structured as follows: 

• Section 2 details our approach; 

• Section 3 sets out the national, regional and local policy context of particular 
relevance to employment land issues; 

• Section 4 provides a high level analysis of socio-economic and local business 
baseline conditions in Oxford City benchmarked against relative geographies; 

• Section 5 summarises the key qualitative and quantitative results of the 
employment land cluster appraisals; 
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• Section 6 provides an overview of the employment land market including the 
historical and expected future trends in the commercial and industrial property 
sectors based on the views of local market agents and stakeholders gained 
through a consultation exercise; 

• Section 7 forecasts the demand for employment land; and 

• Section 8 sets out our overall conclusions; and presents our suggested 
recommendations for the future management of employment land in Oxford City. 

2.2.2 Consultation with stakeholders, key businesses and commercial property market agents 
undertaken by the City Council have informed the supply and demand evidence base and our 
conclusions and suggested recommendations for policy.  

2.2.3 Figure 2.2 below and Figures A-1 to A-7 in Appendix A show the location of the employment 
sites and clusters covered by the assessment. 
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Figure 2.2:  Context Map of Surveyed Employment Clusters in Oxford City 
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3 PLANNING POLICY AND LITERATURE 
REVIEW 

3.1 Introduction  

3.1.1 This policy review provides a brief summary on relevant strategies and policies on 
employment and the economy in Oxford. The first section considers the overall strategic vision 
for the economic growth of the city; the second section provides a summary of the Planning 
Policy framework provided by the current Local Plan.  

3.2 National Planning Policy 

National Planning Policy Framework (NPPF) 

3.2.1 The NPPF condenses all planning policy statements into a single all-encompassing planning 
framework with the intention of making the planning system less complex and more 
accessible. The National Planning Policy Framework was published and came into effect on 
27th March 2012.  

3.2.2 The NPPF describes the Government’s vision for building a strong, competitive economy. It 
sets out a presumption in favour of sustainable development in the absence of a local plan or 
where the plan is silent or indeterminate. This means that the ELS and Local Plan should 
present robust evidence to support clearly defined allocations of land for employment to avoid 
applications for alternative use being granted on the basis they are sustainable development. 
In relation to economic and employment land it states the following: 

“The Government is committed to ensuring that the planning system does everything it can to 
support sustainable economic growth. Planning should operate to encourage and not act as 
an impediment to sustainable growth. 

Therefore significant weight should be placed on the need to support economic growth 
through the planning system. 

To help achieve economic growth, local planning authorities should plan proactively to meet 
the development needs of business and support an economy fit for the 21st century. 

Investment in business should not be over-burdened by the combined requirements of 
planning policy expectations. Planning policies should recognise and seek to address potential 
barriers to investment, including a poor environment or any lack of infrastructure, services or 
housing. In drawing up Local Plans, local planning authorities should: 

• Set out a clear economic vision and strategy for their area which positively and 
proactively encourages sustainable economic growth; 

• Set criteria, or identify strategic sites, for local and inward investment to match the 
strategy and to meet anticipated needs over the plan period; 

• Support existing business sectors, taking account of whether they are expanding or 
contracting and, where possible, identify and plan for new or emerging sectors 
likely to locate in their area. Policies should be flexible enough to accommodate 
needs not anticipated in the plan and to allow a rapid response to changes in 
economic circumstances; 
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• Plan positively for the location, promotion and expansion of clusters or networks of 
knowledge driven, creative or high technology industries; 

• Identify priority areas for economic regeneration, infrastructure provision and 
environmental enhancement; and facilitate flexible working practices such as the 
integration of residential and commercial uses within the same unit. 

Planning policies should avoid the long term protection of sites allocated for employment use 
where there is no reasonable prospect of a site being used for that purpose. Land allocations 
should be regularly reviewed. Where there is no reasonable prospect of a site being used for 
the allocated employment use, applications for alternative uses of land or buildings should be 
treated on their merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities” (NPPF, page 6-7).  

Planning Practice Guidance (PPG) (March 2014) 

3.2.3 On 6th March 2014 the Government published new national Planning Practice Guidance 
(PPG) on ‘Housing and Economic Development Needs Assessments’ and ‘Housing and 
Economic Land Availability Assessments’ amongst others. This guidance replaces the ODPM 
Employment Land Reviews: Guidance Note (2004). 

3.2.4 In economic development terms ‘need’ relates to the amount of economic development 
floorspace required based on quantitative assessment and an understanding of the qualitative 
requirements of market segments. The PPG requires assessments to be based on an 
objective analysis of the facts and should not be biased or influenced by constraints to the 
overall assessment or limitations imposed by the supply of land for new development, historic 
under performance, viability, infrastructure or environmental constraints. Although it is 
recognised that such evidence will need to be addressed when identifying specific policies 
within development plans.  

3.2.5 It is recognised that there is no one methodological approach for the assessment of need. 
However, the PPG advises that in understanding the current market in relation to economic 
uses plan makers should liaise closely with the business community to understand their 
current and potential future requirements.  

3.2.6 To provide an understanding of the underlying requirements for office, general business and 
warehousing sites the PPG emphasises the importance of considering projections (based on 
past trends) and forecasts (based on future scenarios) and identify occurrences where sites 
have been developed for specialist economic uses. The PPG requires plan makers to consider 
sectoral and employment forecasts and projections, demographically derived assessments of 
future employment needs, past take-up of employment land and property and/or future 
property market requirements, consultation and studies of business trends and statistics. 

3.2.7 Analysing supply and demand concurrently enables conclusions to be drawn on whether there 
is a mismatch between quantitative and qualitative supply of and demand for employment 
sites. This in turn enables an understanding of which market segments are over-supplied to be 
derived and those which are undersupplied. By comparing availability of stock with particular 
requirements ‘gaps’ in local employment land provision can be identified.  

3.2.8 The PPG identifies that when translating employment and output forecasts into land 
requirements there are four key relationships that need to be quantified including: 

• Standard Industrial Classification sectors to use classes; 
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• Standard Industrial Classification sectors to type of property; 

• Employment to floorspace (employment density); and 

• Floorspace to site area (plot ratio based on industry proxies). 

3.2.9 With relevance to this study the PPG requires local planning authorities to work with other 
local authorities within the functional economic market area when assessing availability of land 
in line with the duty to cooperate. The PPG also requires plan makers to be proactive in 
identifying as wide a range of sites as possible, including existing sites that could be improved, 
intensified or changed. Sites which have particular policy constraints should be included in 
assessments however constraints should be set out clearly and tested with conclusions drawn 
on whether constraints can be overcome.  

3.2.10 The assessment of the suitability of sites for development should be guided by the 
development plan, emerging plan policy and national policy, as well as market and industry 
requirements. The PPG notes that when assessing sites against the adopted development 
plan, regard should be had to how up to date the plan policies are. Sites in existing 
development plans, or with planning permission, will generally be considered suitable for 
development although it may be necessary to assess whether circumstances have changed 
which would alter their suitability, in addition to the other factors identified in the PPG. 

3.3 Local Planning Policy 

Oxford Local Plan 

3.3.1 The Local Plan at present comprises the Core Strategy (adopted 14 March 2011), which is the 
over-arching document that sets out the vision, spatial strategy and core policies to 2026. It 
also includes the Sites and Housing Plan (adopted Feb 2013), which allocates sites for 
development for housing, employment and other uses together with updated housing policies. 
In addition there are three adopted Area Action Plans, which include the West End AAP (June 
2008), Barton AAP and the Northern Gateway AAP (June 2015). There are some ‘saved 
policies’ from the Local Plan 2016, which are still in operation.    

Local Plan policy approach 

3.3.2 The adopted Oxford Local Plan 2016 together with the recently adopted Core Strategy1 has 
supported sustainable employment growth, building on Oxford’s key economic strengths. A 
suite of policies, known as the ‘cascade approach’, used a set of criteria to protect a range of 
key employment sites for either their existing use or for redevelopment and modernisation. 
The non-protected employment sites were encouraged to be modernised for alternative 
employment uses; but subject to satisfying certain criteria could be released for other uses 
such as residential development.  

3.3.3 This policy approach to the economy and the importance of ensuring an adequate provision of 
employment land has been taken forward in the Core Strategy which promotes ‘managed 
economic growth’. Policy CS27 therefore seeks to secure the long-term future of its key 
sectors, whilst taking account of land supply constraints, and the need to improve the balance 
between jobs and housing supply. In the context of Oxford this means growth that is 
appropriately located in Oxford to take advantage of the city’s strengths, such as spin-out 

                                                      
1 Oxford Core Strategy 2026: Oxford City Council adopted March 2011 
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companies from the universities and hospitals and medical / scientific research, rather than 
growth that could be located in any UK city. Policy CS27 clearly states that ‘managed 
economic growth will be delivered through the allocation of land at the Northern Gateway and 
the West End, and the protection and modernisation of key employment sites.’    

Key protected employment sites 

3.3.4 Policy CS28 aims to safeguard Oxford’s employment land supply. Whilst it relates to all 
employment sites the policy does relate to both key protected sites and non-protected sites. 
The key protected employment sites which comprise strategically important larger sites 
together with a range of small and medium sized sites. The aim is to provide a sustainable 
distribution of business premises and employment land, to maintain a range of potential job 
opportunities throughout the city. Retaining key employment sites serves to reduce commuting 
to work, as well as improving access to local jobs for different sectors of the community. The 
provision of a range of different sized sites is considered to be vital to meet the needs of small 
and medium sized businesses.  

3.3.5 The Oxford Employment Land Study (March 2006) provided the background evidence base 
for the use of employment land set out in policies CS27 and CS28 in the Core Strategy. The 
smaller sites often contain businesses that meet local needs and are less likely to be found on 
the City’s large employment sites. They may offer lower-skilled jobs and skilled manual work, 
which are important to particular sectors of the population. Retention of these sites therefore 
meets social as well as economic needs.   

3.3.6 The consultants in their review of these sites recognise in Para. 6.12 that: 

3.3.7 ‘there is not an indefinite number of employment sites in the City and the more which have no 
strong protection and face development pressures for other uses, the less likely it appears that 
a reasonable portfolio of different types of sites can be maintained in the future.’ 

3.3.8 The study also recognises the essential role these key protected sites play as part of the City’s 
employment land supply. The consultants state: ‘the inherent value of a site as an employment 
location is important rather than just its current condition or occupants’ (Para.6.13). 

3.3.9 This balanced approach to safeguard key employment sites but allow the release of non-
protected sites was fully tested and supported by the independent Inspectors at the two Local 
Plan Inquiries. In fact the employment policies in the Core Strategy were tested by two 
Inspectors during a lengthy examination where the balance between housing and employment 
was the key strategic issue. The Inspectors found that the strategy was sound and struck the 
right balance between competing uses 

3.3.10 These policies have been successfully delivered through a balanced approach to the use of 
employment land; which has been responsive to both employment and housing needs. Given 
the shortage of land in Oxford this has required the protection of a range of key employment 
sites, such as the Business Park and the Science Park; which aims to safeguard existing 
businesses but allow for their modernisation and expansion. 

3.3.11 In the context of both the Core Strategy policies (CS27 and CS29) together with the Economic 
Growth Strategy it is considered that the range of key protected employment sites should be 
either protected for their existing use or modernised as part of the City’s employment land 
supply for an alternative Class B use. These sites are considered to make an important 
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contribution to Oxford’s economy and if lost to other uses, such as residential, would seriously 
threaten the city’s future economic growth.   

Local Plan 2016-2036 

3.3.12 The City Council has now started to produce a new Local Plan for Oxford. The Local Plan is 
important because it will shape how Oxford develops. It will set out how the city will look and 
feel; it will guide new developments to the right locations while protecting and improving the 
environment and people's quality of life; it will deliver the new homes, businesses, jobs, shops 
and infrastructure needed to support the growth of Oxford over the next 20 years; and it will be 
used in determining planning applications and to guide investment decisions across the city. 
The City Council want to make sure that Oxford continues to be a successful and attractive 
city; the kind of place people enjoy living in, working in and visiting. 

3.3.13 The timetable for public consultation begins on 27th June 2016. This will start to develop a 
vision for the city in 2036, to gather ideas on a range of scenarios for future development and 
to check that we have identified the right issues. Then in June / July 2017 there will be a public 
consultation on the Preferred Options, followed on June / July 2018 by the Draft Submission of 
the Local Plan. Submission is expected to be in December 2018.  

3.3.14 The new Local Plan 2016 will supersede all plans and policies except the adopted Area Action 
Plans.  

3.4 Local Strategies 

Oxford’s Economic Growth Strategy (OSP Jan 2013) 

3.4.1 The City Council and its partners have sought to take a proactive approach to Oxford’s 
economy by working in partnership with key stakeholders and business. The Oxford Strategic 
Partnership (OSP) commissioned consultants (Shared Intelligence) to develop an Oxford 
Economic Growth Strategy (OEGS). The consultants produced two key documents, which 
included a paper setting out the narrative for the city together with a second document that 
focused on the strategy itself. This analysed the City’s strengths and weaknesses and through 
active engagement with all interested parties developed a clear vision for the future, which at 
its heart seeks to avoid ‘complacency’ but build on Oxford’s strengths to ensure the city 
continues to make its important contribution to the national economy.  

3.4.2 The OEGS defines its role “Oxford is a national asset and essential to the future of the UK and 
the regional economy as a whole.” The productivity and competitiveness of the city is clearly 
expressed in its contribution to the national economy, Oxford ‘contributes £6.8 bn to the UK 
economy, which is the fifth highest GVA per capita of all UK cities, significantly higher than the 
national average. Oxford is the ‘engine of Oxfordshire’s economy’ with the ‘highest levels of 
business growth.’ Amongst the  recommendations are the following three that are key to the 
delivery of Oxford’s economic success these aim to: 

o expand the knowledge economy and promote new start-ups; 
o support the growth of existing employers; and 
o ensure a sufficient supply of employment land. 

3.4.3 The Economic Growth Strategy was approved by the Oxford Strategic Partnership (OSP) in 
January 2013 and an Action Plan setting out how and when the key recommendations and 
actions emerging from the strategy are currently being implemented with progress regularly 
reported to a sub-group of the OSP, the Economic Growth Steering Group. Some of these key 
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actions will also form part of the new Corporate Plan for the City. The OEGS also links through 
to the work of the Oxfordshire Local Enterprise Partnership. 

Strategic Economic Plan (SEP) 

3.4.4 Oxfordshire’s Strategic Economic Plan (SEP) has been developed by the Local Enterprise 
Partnership (LEP) in partnership with the business community, academic institutions and the 
Local Authorities and was submitted to Government on the 31st March 2014.  This sets out 
the long term vision and ambitions for economic growth in the county. The scale, ambition and 
deliverability of the SEP will form the basis of Growth Deal negotiations with Government and 
determine Oxfordshire’s allocation from the Local Growth Fund (LGF). The overall vision for 
the Oxfordshire Strategic Economic Plan is that by 2030 “Oxfordshire will be recognised as a 
vibrant, sustainable, inclusive world leading economy, driven by innovation, enterprise and 
research excellence.” 

3.4.5 In addition to the thematic focus the Strategic Economic Plan focuses on priority localities of in 
the Oxfordshire Knowledge Spine, which include Bicester, Oxford and Science Vale. These 
complementary priority areas together form the focus for economic development in the area. 
In relation to Oxford there is recognition that there needs to be continued investment in 
developing the critical infrastructure necessary to realise the full potential of its world-class 
education, research and innovation that underpins growth. 

3.4.6 The Oxfordshire Local Enterprise Partnership (OxLEP) has been recognised by the UK 
government as one of the most effective and highly performing LEPS in the country, and the 
Enterprise Research Centre described Oxfordshire as the ‘most innovative’ region in the UK, it 
is in the top 10% of partnerships nationally, and has already leveraged millions of pounds 
worth of investment in innovation in Oxford. 

3.4.7 The OxLEP have appointed SQW to carry out a ‘refresh’ of the Strategic Economic Plan 
(SEP). A period of public consultation has taken place on a revised version of the SEP, which 
has now closed. A summary of the comments received will be published and changes made to 
the Revised SEP and taken for approval to Cabinet and the Growth Board in the Summer 
2016.   

The Oxfordshire Innovation Engine Report (2013) 

3.4.8 This report was commissioned by the Oxford and Oxfordshire Local Enterprise Partnership 
together with the University of Oxford. The report seeks to identify ways to realise the growth 
potential of “Oxfordshire’s high tech cluster of businesses, research establishments and 
support providers”. It acknowledges the step forward taken through the City Deal and the 
strategy in developing the vision for the ‘knowledge economy spine’ but, in the view of the 
consultants (SQW), “it does not place sufficient emphasis on the crucial economic role of 
Oxford.” (para. 7.22). The report recognises that ‘Oxford is the service centre for the wider 
economy, it has the fastest growing, best educated workforce, and it is the main centre of 
research and spin-outs in the County’.   

3.4.9 The consultants make out a clear case for the growth of Oxford (para. 7.23) which states that 
“Oxford has to grow to fulfil its role within the high tech economy.” It recognises that further 
development of housing, accommodation for University and corporate research, and 
supporting activities, beyond existing plans, to the north and south of the existing urban area. 
SQW consider the ‘greatest potential for sustainable growth is to the north of the city around 
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Begbroke, the new Northern Gateway (Peartree) and the planned new rail station at Water 
Eaton.’ 

3.4.10 An update to the Oxfordshire Innovation Report was recently published in May 2016. The 
purpose of the update was to consider recent changes, in particular whether the constraints 
that were identified in the Innovation Engine Report were being addressed and the areas of 
growth potential realised. The overall conclusion from this review is ‘that real progress has 
been made over the last few years. This has included: 

o strong economic growth in Oxfordshire and an extraordinary scale of new investment 
in hightech firms; 

o more productive relationships between research and business communities; 
o much improved access to risk capital and more specialist business space for high tech 

firms; and 
o greater collaboration between local public sector organisations and stronger 

engagement with the Government to support and positively manage growth.  

3.4.11 Whilst the consultants recognise that there are still significant issues to address, notably the 
cost and supply of housing, road congestion, the need for a stronger business voice and 
better, more consistent articulation of the ‘Oxfordshire growth story’ across private and public 
sectors. However the ‘direction of travel is strongly positive.’  

3.5 Existing evidence base: Supporting studies assessing demand and 
supply of employment land 

Oxford’s Employment Land Study (March 2006 and updated 2010) 

3.5.1 This study commissioned by the City Council and prepared by consultants Nathaniel Lichfield, 
explains Oxford’s role within the local economy; the key sectors which should be strengthened 
and supported but also the role of the smaller businesses that service the city’s economy. The 
study provided an important analysis of Oxford’s land supply and a critical appraisal of the 
amount of land required in the future together with a review of the sites that are suitable and 
available.  

3.5.2 As part of an update undertaken in 2010 the consultants provided a justification for the 
robustness of the forecasts of employment land even though circumstances had changed 
since the original 2006 report. This paper states that the forecasts for employment covered a 
period extending over 16 years to 2021 and explains that ‘this longer timescale would be 
expected to cover different economic cycles including periods of both economic downturn and 
stronger growth, the forecasts have reflected this.’ Notwithstanding this very brief update on its 
continued relevance this study does provide some useful background information but does 
need a refresh given the overall age of the study, which dates back to 2006.    

3.5.3 The employment land study does however provide a good / thorough methodology, which 
considered forecasts of employment growth; trend based forecasts, take-up of employment 
land; and estimates / scenarios for the amount of land required in the future. These estimates 
offered forecasts to 2021.  

3.5.4 In relation to the demand for employment land the study included the following: 
o Estimates of employment land requirements in the future 
o Forecasts of employment growth in key sectors / clusters important to Oxford’s 

economy 
o Trend-based forecasts  
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o Take-up of employment land over recent years 

3.5.5 The study then used these estimates along with discussions with key stakeholders and agents 
in the property market to assess the supply of employment land.   

3.5.6 Assessment of existing employment land supply to meet future demand (Northern Gateway, 
Key Protected Employment sites and West End) 

3.5.7 Alternative scenario options for delivery of employment land based with the preferred proposal 
for the delivery of ‘managed economic growth.’  

Economic forecasting report to inform the Oxfordshire Strategic Economic Plan 
(SEP) and Strategic Housing Market Assessment (SHMA) (Feb 2014) 

3.5.8 The study provides evidence of population growth and economic forecasting to inform the 
Oxfordshire Strategic Economic Plan (SEP) and Strategic Housing Market Assessment 
(SHMA) (SQW and Cambridge Econometrics) (Feb 2014). The timeline for these projections is 
to 2031. The forecasting was based on the Cambridge Econometrics Local Economic 
Forecasting Model (LEFM). This comprised baseline projections (trend-based jobs 
assessment) these look at the last 15 years and assumed will continue; Alternative population-
based projections which set out a baseline population projections; and planned economic 
growth, these reflect policy influences on economic growth (City Deal, EZ, and planned 
infrastructure investment). 

3.5.9 The report provided an analysis of the jobs growth by district, based on the Planned Economic 
Growth forecasts, is compared with land allocated for development by district (taking into 
account that not all jobs locate on B Class land). The report states that “it appears that there is 
sufficient land allocated in all districts, except South Oxon” and that according to the 
employment baseline projections “Oxford is still projected to see one of the largest absolute 
increases in jobs (5,000) among the Oxfordshire districts over 2021-31 (Fig.2.4).  

3.5.10 Growth is driven in all districts by ‘accommodation & food services’ and ‘financial & business 
services sectors.’ But in Oxford Table 3.4 shows that key growth likely to come from the 
Government services (education and health), distribution (retail) and accommodation and 
food. The key sectors identified as likely to stimulate growth above trend in Oxford include, 
University of Oxford (research) 2,000 additional jobs and Brookes University; Bioscience  
1,500 jobs, Health sector (2,500 jobs); engineering sector 1,000 jobs; and retail 1,000 jobs. 
Whilst there will be competition from surrounding areas such as Reading and London the 
consultants considered that the strength of the Oxfordshire economy is such that it can 
withstand this pressure. “The potential commercial exploitation of R & D undertaken in the 
County by both public and private sectors, and the growth potential of firms in some key 
sectors, all suggest that competition from surrounding areas will not adversely affect 
employment growth”. They do however refer to the impact of constraints such as infrastructure 
and the labour market. 

3.5.11 In the case of Oxford the report states that “there will be significant growth of employment in 
education (university related), bioscience and healthcare and retail”.  There is also likely to be 
an increase in corporate R & D linked to the Universities, the most likely being biomedical, 
engineering and computing, but with a slight decline in publishing. The estimate is that this will 
generate growth of 8,100 jobs above trend all of which would be accommodated within 
existing employment-generating sites (though most not on B Class land).   
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Planned Economic Growth Forecasts and Capacity of allocated sites 

3.5.12 Planned Economic Growth Forecasts compares the Planned Economic Growth forecasts by 
District (Oxford 24,300 jobs) with capacity on sites that are allocated or proposed to be 
allocated for development within the period of the relevant local plans. This table also shows 
the PEGF forecasts adjusted to include only those likely to locate on B class land, to make the 
figures comparable with the capacity of allocated sites. This involves assumptions about the 
proportion of jobs in each main sector locating on B class land. In Oxford’s case the jobs likely 
to be on Class B land 11,000 jobs, which can be accommodated on the capacity of the 
allocated sites, which would be 18,500. 

3.5.13 The forecasts relate employment sites and job capacities to individual sites within the Districts. 
For Oxford this includes a range of sites these include those within the City Deal and key 
employment sites. For example these include the Bio-escalator; Old Road Campus; Radcliffe 
Observatory Quarter; Northern Gateway; District centres: and those allocated in the Sites and 
Housing Plan.  

3.5.14 In conclusion, therefore taking all the sites in Oxford together the total gross site area amounts 
to 208 ha, of this it is estimated that the net amount of land that would be used for employment 
would be 68 ha (land), which would be developed to provide 363,920 sq m (floorspace gross),  
294,736 sq m (floorspace net) creating some potential 18,487 (jobs). Other sites such as 
Osney Mead, the Science area, Radcliffe Observatory Quarter and the redevelopment of the 
Westgate Shopping Centre could potentially add some further floorspace and jobs in the 
future. (Appendix K TableK2: Employment sites and jobs in Oxford) 

Strategic Employment Land Availability Assessment (SELAA) (2013) 

3.5.15 The City Council produced a Strategic Employment Land Availability Assessment (SELAA) to 
provide an up to date assessment of Oxford’s employment land supply. The study undertook a 
review of employment sites through a ‘desk-based’ assessment and identified a range of sites 
and concentrates on whether they are available and deliverable. 

3.5.16 The SELAA does not allocate new employment sites but serves as an audit of the amount of 
land available for development. It provides an important element of the evidence base to 
inform and monitor the performance of existing policies and employment forecasts in the 
Oxford Core Strategy. The assessment also provides useful background. 

3.5.17 The SELAA concluded by estimating that the net amount of employment land on the sites 
assessed that is considered to be available and deliverable for employment development is 
restricted to the Northern Gateway (12ha) in the Core Strategy; together with an estimated net 
50 ha of land in the Sites and Housing Plan; and approximately 3 ha in total within the West 
End: and an estimated 4 ha of outstanding planning permissions that are still current. This 
amounted in total a maximum of around 69 ha of land that is genuinely available and 
potentially deliverable for employment use. At the time there was an additional 0.76 ha of land 
under-construction and 4.79 ha of employment development recently completed. Based on an 
assessment of the top 10 key sites within the strategic, medium and small categories is was 
estimated that these sites alone could result in some 290,000 sq m of floorspace created and 
approximately 13,400 jobs generated.      
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4 SOCIO-ECONOMIC PROFILE 
4.1 Introduction 

4.1.1 This assessment of Oxford’s socio-economic context provides a review of the District /city’s 
employment needs which highlights some of the key opportunities and constraints within the 
city’s economy that will have an influence on the demand and supply of employment land.  

4.1.2 This analysis uses directly relevant data from the Office for National Statistics, which has been 
compared with Oxfordshire as a whole, that covers the same area as the Oxfordshire Local 
Enterprise Partnership; together with comparisons with the position at both regional and 
national level.  

4.1.3 In addition, an Oxford Profile 2016 has been published by the City Council (Social Statistics 
Team), which has provided a useful summary sheet on key facts about Oxford’s population, 
economy and housing. This has used a range of relevant local and national published sources 
of information. The profile shows how Oxford compares with other 54 largest cities in England 
(as defined by the Centre of Cities www.centreforcities.org). A rank of 1 means the highest 
value of any city.      

4.2 Population and demographics 

4.2.1 Population growth does have a relationship with the demand for both housing and 
employment sites. Between 2001 and 2011 2 the population in Oxford increased by 12% 
(16,400) to 151,900. This growth rate is significantly higher than both Oxfordshire (7.9%) and 
the South East (8%).  

4.2.2 In 2001 the number of people of working age (16-74) was 103,950, of which some 65,186 
(62.7%) were economically active. By 2011 those of working age had increased to 118,437, 
an overall rise of 14,500 people; of these 74,923 (63.3%) were economically active; which 
reflected the significant increase in population.   

4.2.3 In 2015, 84.7% of the working age population3 was economically active, which is slightly 
higher than Oxfordshire (83.6%) and the South East (80.3%) but significantly higher than that 
for England (77.8%) as a whole.  

4.2.4 The Oxford Profile4 2016 ranks Oxford as 1st, as compared to the 54 other cities in England, 
for students accounting for 24% of its adult population; the highest proportion (32%) of young 
18-29 year olds as a percentage of residents; and a high population turnover (26%) per year.      

4.3 Population growth 

4.3.1 Oxfordshire’s population is projected to grow to 684,600 by 2016, and if current trends 
continue would increase to 758,000 people by 2031. This population increase is projected to 
occur across Oxfordshire, although the greatest percentage change is forecast to be in Oxford 
which from the period 2006 to 2031 is expected to increase by 25% representing a rise of 
some 36,900 people.  

                                                      
2 ONS Census 2001 and 2011 
3 ONS 2015 
4 Oxford Profile 2016 published by City Council 

http://www.centreforcities.org/
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4.3.2 Oxford’s population is therefore forecast to grow significantly between 2006 - 2031 to 186,000 
people. This represents an increase of 25%, as compared to 20% for Oxfordshire as whole.   

Table 4.1:  Number of people living in Oxfordshire 2006 to 2031 

 All persons (000’s) 

 2006 
 

2016 2026 2031 2006-2016 
change 

2006-2031 
change 

Oxfordshire 
 

632.0 684.6 734.7 758.0 52.6       8% 126.0       20% 

Oxford 
 

149.1 168.6 179.6 186.0 19.5     13%   36.9      25% 

Cherwell 
 

137.4 150.5 164.1 170.0 13.1     10%    32.6       24% 

South 
Oxfordshire 
 

128.1 132.8 139.9 143.0   4.7       4%   14.9       12% 

Vale of 
White Horse 

117.1 122.7 131.0 134.5   5.6       5%   17.4       15% 

West 
Oxfordshire 
 

100.2 109.9 120.1 124.5   9.7     10%   24.3       24% 

Source: Office for National Statistics, 2006 based subnational population projections published June 
2008 

4.3.3 The city is now in a new and distinct phase of rapid population growth which is adding around 
15,000 people per decade. Between 2001 and 2011 the population grew by 16,500 residents 
and is projected to grow by another 13,000 people by 20215.   

4.4 Job Growth 

4.4.1 The Oxfordshire Economic Forecasting Report (2014) produced by SQW and Cambridge 
Econometrics provided some of the background evidence to support both the Strategic 
Housing Market Assessment (SHMA) and the Oxfordshire Strategic Economic Plan (SEP). 
The Planned Economic Growth forecasts for the County and all the Districts, which forecasts a 
growth in the number of jobs in Oxfordshire by an additional 85,000 jobs 2031 and in Oxford 
growth of a further 24,300 jobs. 

4.4.2 The consultants expect that this significant growth in employment will take place in the 
education (university related), bioscience and healthcare and retail sectors. There is also likely 
to be an increase in corporate R & D linked to the Universities, the most likely being 
biomedical, engineering and computing. There may be a slight decline in publishing. Their 
estimate is that this will generate growth of 8,100 jobs above trend all of which would be 
accommodated within existing employment-generating sites (though most not on B Class 
land).   

                                                      
5 Data source: www.visionofbritain.org.uk/England and Wales Censuses 

http://www.visionofbritain.org.uk/England
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4.5 Supply of Labour and employment 

4.5.1 The location and operation of business is significantly influenced by the availability of 
employment sites together with the supply of labour and the level of skills available in the local 
workforce. In addition to these factors there are other issues within Oxford, such as  high 
house prices and the lack of available housing. Both factors do have an impact on both the 
retention of existing staff and the difficulties experienced in attracting staff to the city. The 
Oxford Business Survey 2015 was commissioned by the city Council and undertaken by Ipsos 
MORI who surveyed 386 Small and Medium (SME’s) sized businesses. Amongst the key 
factors influencing the future location and expansion of businesses was the high house prices 
which were referred to by 13%, whilst the cost of living (56%) as well as purchasing a property 
(31%) was considered to be one of the main barriers in both recruiting and retaining staff.    

4.6 Occupational structure 

4.6.1 The Annual Population Survey shows that some 64.4% of the resident population in Oxford is 
employed in managerial, professional and associate professional occupations, which is slightly 
higher than Oxfordshire (59.1%), but significantly higher than the South East (49.2%) and 
England (44.4%). Whereas, the figures for the number of the resident population employed in 
industrial occupations, including skilled trades, machine operatives and elementary 
occupations are only 6.4%. in Oxford. By comparison the figures are higher for Oxfordshire 
(19.9%), the south-east (23.9%) and England (27.7%). To a degree this shows the dominance 
in Oxford of the service sector as compared to the industrial occupations, although these 
figures do not appear to reflect the importance of key industrial uses such as BMW. 

Table 4.2:  Occupational structure of Oxford’s residents 

 Oxford 
(%) 

Oxfordshire 
(%) 

South 
East 
(%) 

England 
(%) 

Managers, directors & senior officials 
 

5.6 13.9 12.1 10.4 

Professional occupations 
 

46.4 30.2 21.7 19.8 

Associate professional & technical 
occupations 

14.2 15.0 15.2 14.1 

Administrative & secretarial occupations 
 

 10.6 9.3 11.0 10.7 

Skilled trades occupations 
 

6.4 8.8 9.8 10.6 

Caring, leisure & other service occupations 8.3 7.1 8.7 9.2 

Sales & customer service occupations 
 

# 4.5 7.0 7.7 

Process, plant & machine operatives 
 

# 4.6 5.0 6.3 

Elementary occupations 
 

# 6.5 9.1 10.8 

Source: ONS (2015) Annual Population Survey 2015 
# sample size too small for reliable estimate 
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4.7 Labour supply 

4.7.1 In Oxford the number of residents economically active is 98,100 6, which expressed as a 
proportion of the total number of residents of working age is 84.7%, which is higher than 
Oxfordshire (81%) the South-East (80.3%) and England (77.8%). The proportion of people 
self-employed is less than comparable areas reflecting the number of medium and large firms 
based in Oxford. 

Table 4.3:  Employment and unemployment (Jan 2015-Dec 2015) 

 Oxford 
(%) 

Oxfordshire 
(%) 

South 
East 
(%) 

England 
(%) 

 
Economically active 

 
84.7 

 
83.6 

 
80.3 

 
77.8 

 
In employment 

 
79.4 

 
80.6 

 
76.9 

 
73.6 

 
Employees 

 
72.5 

 
70.5 

 
64.9 

 
63.1 

 
Self-employed 

 
7.0 

 
10.0 

 
11.7 

 
10.2 

 
Unemployed 

 
3.5 

 
3.4 

 
4.2 

 
5.2 

Source: ONS Annual Population Survey 2015 

4.7.2 The numbers of people making a claim for benefits in Oxford is 1,005, which represents 0.9% 
of the resident population of working age, which is slightly higher than Oxfordshire (0.6%) and 
slightly lower than the South-East (1.0%). The national level is however double at 1.8%. The 
numbers of people of working age population within the city claiming ‘main out of work 
benefits, such as JSA and ESA, is however greater at 6,260 people; which in Oxford is 5.5%, 
compared to South East (6.4%) and England (9.0%).These figures for the city as a whole do 
not reflect the spatial differences within Oxford which has ‘pockets’ of deprivation where 10 out 
of 83 neighbourhoods being amongst the 20% most deprived in England.   

Table 4.4:  Out of work benefits (Feb 2016) 

 Oxford 
(%) 

Oxfordshire 
(%) 

South 
East 
(%) 

England 
(%) 

 
All people 

 
0.9 

 
0.6 

 
1.0 

 
1.8 

Source: ONS Claimant count 

4.8 Earnings by residents and workers 

4.8.1 In 2015, the average (median) gross weekly earnings for residents7 in Oxford was £559, which 
is some £18 lower than Oxfordshire as whole and £16 lower than the levels for the South-East 
but £30 higher than those for England as a whole. The average gross weekly earnings for 

                                                      
6 ONS Annual Population Survey 2015 
7 ONS Annual survey of hours and earnings – residents analysis 2015 
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Oxford’s workforce 8  is slightly higher (£15) than Oxfordshire but significantly higher than the 
South-East (£28) and England (£51).     

Table 4.5:  Average Gross weekly earnings of Oxford’s residents (2015) 

 Average gross weekly 
earnings: Residents (£) 

Average gross weekly 
earnings: Workforce (£) 

Oxford 
 

559.0 580.3 

Oxfordshire  
 

578.4 575.7 

South-East  
 

574.9 552.1 

England 
 

529.6 529.0 

Source: ONS Annual survey of hours and earnings – residents and workplace analysis 2015 

4.8.2 The contribution of Oxford’s workforce to the national economy is highlighted in The Oxford 
Profile 2016 which ranks Oxford as 7th, as compared to the 54 other cities in England, for 
gross value added per worker (£58,150) and 8th for annual full-time earnings (£30,400).    

4.9 Resident qualifications 

Educational attainment of Oxford’s residents (aged 16-64) 

4.9.1 The Annual Population Survey 2015 shows that 63% of the working age population are 
qualified to at least NVQ4 level (HND, degree and higher degree qualifications or equivalent) 
and above9, which is higher than Oxfordshire (51%) and significantly higher than the South 
East (39%) and England (37%). This shows that the local labour force in Oxford is highly 
qualified reflecting the importance within the city of ‘knowledge-intensive businesses’. But 
conversely these broad figures do mask the challenges faced within the city particularly in the 
‘pockets’ of deprivation which include significant numbers of people with no qualifications. In 
addition the attainment in state schools within the city is below the national average with 
GCSE attainment ranking Oxford 30th out of 54 cities according to the Oxford Profile 2016.    

Table 4.6:  Qualifications of Oxford residents (2015)     

 Oxford 
(%) 

Oxfordshire 
(%) 

South East 
(%) 

England 
(%) 

 
% with NVQ4+ 

 
63.5  

 
51.7 

 
39.8 

 
37.1 

 
% with NVQ3+ 

 
77.5 

 
67.3 

 
60.5 

 
57.4  

 
% with NVQ2+ 

 
86.1 

 
80.8 

 
76.8 

 
73.6 

 
% with NVQ1+ 

 
90.2 

 
89.7 

 
88.5 

 
84.9 

 
% with other qualifications 

 
5.2 

 
4.8 

 
 5.2 

 
 6.5 

                                                      
8 ONS Annual survey of hours and earnings – workplace analysis 2015  
9 ONS Annual population survey 2014 
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% with no qualifications 

 
# 

 
5.5 

 
6.3 

 
8.6 

Source: ONS Annual population survey 2015 (Jan – Dec 2015) 
# sample size too small for reliable estimate 

4.9.2 The Oxford Profile 2016 ranks Oxford as 2nd, as compared to the 54 other cities in England, 
for the percentage (43%) of people within the city with degree-level qualifications. In overall 
terms Oxford has only 4% of the resident population in unemployment, being ranked 52nd and 
22% of the population with no or low qualifications and therefore ranked 54th.  

4.10 Labour demand 

Employment and industrial characteristics 

4.10.1 In 2015, total employment10 in Oxford was 113,900 of which 67% were full-time positions and 
33% part-time reflecting very similar proportions for the south-east and England as a whole. 
Employment in Oxford is dominated by the public sector and in particular the education and 
health 54,400 (48%), which is significantly higher than Oxfordshire as a whole (30%) and the 
South-East (26%) and nationally (27%). The proportion of jobs in the financial services sector 
(15.8%) does appear low by comparison to other areas benchmarked; when it is added to 
those in the public sector it does amount to some 64%, almost two-thirds of total workforce in 
Oxford, reflecting the importance of the ‘knowledge sector.’ This evidence is supported by The 
Oxford Profile 2016 which ranks Oxford as 2nd, as compared to the 54 other cities in England, 
for the percentage (67%) of people working in ‘knowledge intensive activities’. 

4.10.2 The number of construction jobs 6,100 (5.4%) reflects the amount of new development taking 
place within the city which is slightly higher than Oxfordshire but more than the South East and 
England. Although the proportion of manufacturing jobs 3.6% (4,100) is relatively low by 
comparison to other areas this is largely accounted for by the presence of BMW (Plant 
Oxford), which produces the Mini. One of the strengths in the Oxford economy is its world-
class excellence in key sectors such as education and health but its diversity brings added 
resilience to the local economy, such as for example the retail and tourist sectors. The 
redevelopment at the Westgate Shopping Centre will alone create 3,400 new jobs whilst 
Oxford is an international tourist destination.  

Table 4.7:  Employment by Sector 2014 

 Oxford 
(%) 

Oxfordshire 
(%) 

South 
East 
(%) 

England 
(%) 

 
Agriculture and mining (A & B) 

 
 _ 

 
0.2 

 
0.2 

 
0.4 

 
Energy and water (D & E) 

 
 _ 

 
0.8 

 
1.1 

 
1.1 

 
Manufacturing (C) 

 
 3.6 

 
7.1 

 
6.2 

 
8.5 

 
Construction (F) 

 
 5.4 

 
5.2 

 
4.8 

 
4.5 

 
Wholesale and retail, inc motor trades (G) 

 
  9.9 

 
15.2 

 
17.0 

 
15.9 

                                                      
10 ONS business register and employment survey 2014 
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Transport storage (H) 

 
  2.3 

 
3.3 

 
4.6 

 
4.5 

 
Accommodation and food services (I) 

 
  6.8 

 
7.3 

 
7.4 

 
7.1 

 
Information and communication (J) 

 
  5.5 

 
4.9 

 
5.8 

 
4.1 

 
Financial and other business services (K-
N) 

 
15.8 

 
22.2 

 
22.5 

 
22.2 

 
Public Admin, education and health (O-Q) 

 
47.8 

 
29.8 

 
25.6 

 
27.4 

 
Other services (R-S) 

 
 2.7 

 
4.8 

 
4.8 

 
4.4 

Source: ONS business register and employment survey 2014 

4.11 Job density (2014) 

4.11.1 The table below shows the job density, which is a measure of the level of jobs per resident of 
working age (aged 16-64). For example a job density of 1.0 would mean that there is one job 
for every resident aged 16-64. Oxford has a very high density11 level of 1.16 with more than 
one job for every resident of working age, which shows the high concentration of jobs within 
the city as compared to Oxfordshire (0.93) as a whole; and well above both the regional (0.83) 
and national level (0.80). This demonstrates the job creation potential of the city which clearly 
shows the importance of Oxford as a centre for employment, and its role in serving the wider 
area .      

Table 4.8:  Job Density (2014) 

 Oxford 
(density) 

Oxfordshire 
(density) 

South-East 
(density) 

England 
(density) 

 
Job density 

 
1.08 

 
0.93 

 
0.83 

 
0.80 

Source: ONS jobs density 2014 

4.12 Business demography 

4.12.1 The size of businesses already operating within an area provides a useful assessment of the 
structure of the local economy and suggests the type and size of premises that these 
businesses occupy. In Oxford there are some 4,585 business12 of which the largest proportion 
micro businesses employ nine or less employees (85%), which is comparable to Oxfordshire 
(88%) and the South-East (89%).  

4.12.2 The proportion of small businesses (11.7%) is slightly higher than Oxfordshire and the South-
East. The proportion of medium sized businesses (2.8%) and larger businesses (0.9%) are 
however almost double the proportion in Oxfordshire and the South-East, which highlights the 
importance of Oxford as a location and a centre of employment.   

                                                      
11 ONS jobs density 2013 
12 ONS (2015); UK Business Activity, Size and Location 2015   
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4.13 UK Business Count 2015 

Table 4.9:  Business Activity (2015) 

Number of employees 
 

Oxford 
(%) 

Oxfordshire 
(%) 

South-East 
(%) 

0-9 (micro) 
 

84.6 88.5 89.4 

10-49 (small) 
 

11.7  9.4 8.7 

50-249 (medium) 
 

2.8 1.6 1.5 

250+ (large) 
 

0.9 0.5 0.4 

Source: ONS (2015); UK Business Activity, Size and Location 2015.  

4.14 Housing and affordability 

4.14.1 Oxford has a significant ‘unmet’ housing need, and experiences significant issues around 
affordability. The Oxford Profile 2016 ranks Oxford as 1st, as compared to the other 54 cities 
in England, for both house prices to earnings ratio, with a score of 16.2 and the percentage 
(30%) of residents in private rented housing.. Oxford is also ranked 3rd for both percentage 
(57%) of monthly rent as a percentage of monthly earnings and for house prices (£453,525).  

4.14.2 These issues are very significant for both existing businesses within Oxford looking to retain 
existing staff and for inward investors wishing to set up a new business within the City. These 
factors together with the very low unemployment numbers make the local labour market ‘tight’ 
and have recently caused problems for companies wishing to both recruit and retain staff in 
Oxford. Given the forecast increase in both population and job growth, this is an issue that 
does need to be addressed as a matter of urgency. The Oxfordshire Local Enterprise 
Partnership (OLEP) has in recent years set up the Skills Board to work with the private sector 
and Government to develop projects to increase job opportunities and apprenticeships within 
the local labour market. The aim being to attract more people into the local labour market who 
are looking for work opportunities and to promote retraining / reskilling of existing staff to 
improve their quality and expertise.  

4.15 Labour demand 

Travel to work information 

4.15.1 Oxfordshire County Council’s Research and Intelligence Team, the District Data Analysis 
Service and Oxford City Council carried out some detailed analysis of commuting patterns by 
mode of travel in 2011, comparing the latest information from 2011 with the previous Census 
in 2001.  

4.15.2 The tables below show the travel patterns of behaviour and modes of transport used both in 
Oxford by comparison to the surrounding districts and within Oxfordshire as a whole. The 
travel assessment for Oxford is then analysed in further detail according to three scenarios, 
inbound, within Oxford and outbound.  
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Table 4.10:  Travel patterns (origins and destinations) 2001 and 2011 

2001 Oxford Cherwell S Oxon Vale 
WH 

West Ox Oxfordshire 

In commuters 40,051 19,953 21,636 21,793 10,363 47,043 

In-district commuters 38,538 35,531 22,808 26,879 24,031 214,540 

Work from home 5,068 6,779 7,883 6,241 5,796 31,767 

No fixed place 2,115 3,017 3,345 2,604 2,511 13,592 

Live & work in area 45,721 45,327 34,036 35,724 32,338 259,899 

Out commuters 14,470 24,952 32,712 24,170 18,112 47,663 

Net commuters 25,581 -4,999 -11,076 -2,377 -7,749 -620 

Employed residents 60,191 70,279 66,748 58,984 50,450 307,562 

People working in area 85,772 65,280 55,672 57,517 42,701 306,942 

% of employed residents 
who work in areas 

76% 65% 51% 60% 64% 85% 

% of people who work in 
area and live there 

53% 69% 61% 62% 76% 85% 

 

2011 Oxford Cherwell S Oxon Vale 
WH 

West Ox Oxfordshire 

In commuters 45,852 23,206 23,654 24,754 11,833 57,447 

In-district commuters 42,406 34,879 22,358 22,228 24,437 221,160 

Work from home 7,431 8,727 10,709 7,970 7,901 42,738 

No fixed place 4,395 5,459 5,635 4,794 4,579 24,862 

Live & work in area 54,232 49,065 38,702 37,992 36,917 288,760 

Out commuters 16,013 26,184 32,012 25,654 20,159 48,170 

Net commuters 29,839 -2,978 -8,358 -900 -8,326 9,277 

Employed residents 70,245 75,249 70,714 63,646 57,076 336,930 

People working in area  100,084 72,271 62,356 62,746 48,750 346,207 

% of employed residents 
who work in areas 

77% 65% 55% 60% 65% 86% 

% of people who work in 
area and live there 

54% 68% 62% 61% 76% 83% 

Source: ONS Census 2001 and 2011 

4.16 Oxfordshire 

4.16.1 Oxfordshire residents travelling out of the County to work are twice as likely to use public 
transport as commuters travelling into the County. 

o 48,200 Oxfordshire residents travelled out of the county to work elsewhere. Of these, 
almost one in five travel mainly by public transport (19%); two thirds of these journeys 
are to London 

o Fewer than one in ten of the 57,400 commuters travelling into the county to work 
arrive by public transport (9%). 85% arrive by car, the largest numbers travelling in 
from Aylesbury Vale (most to destinations in South Oxfordshire, but also to Oxford and 
Cherwell; South Northamptonshire (most to Cherwell) and Swindon (most to Oxford) 
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o 246,000 journeys to work are made within Oxfordshire. Two thirds by car or motorbike, 
almost one quarter on foot or by bicycle 

4.16.2 Although the number of journeys has increased significantly since 2001, there has been little 
change in the overall proportion by mode of travel. From 2001-2011, only the proportion of 
outbound journeys made by car has changed noticeably falling by 4%. 

4.17 Oxford 

4.17.1 Inbound: There has been an increase in the number of inbound commuters travelling from 
outside the district to work in Oxford by car for most of the journey. 

o Between 2001 and 2011 the number of commuters driving to work in Oxford from 
outside the district has increased from 27,700 to 30,600 (+10%) 

o Two-thirds of commuters travelling to Oxford arrive by car 

4.17.2 Within Oxford: Commutes made mainly by bicycle, on foot or by bus within the city have all 
increased, whilst car commuting has stayed at a similar level to 2001 

o Between 2001 and 2011 the number of people commuting by bicycle or on foot has 
increased by almost a third (+32%), bus use for commuting within Oxford increased by 
11% 

o So in 2011, 68% of journeys were made by sustainable means of travel, up from 62% 
in 2001 

4.17.3 Outbound: More people commuting from Oxford to other destinations are travelling by train or 
bus than in 2001 

o Around half of outbound train commuters are travelling to work in London 
o The number of commuters travelling out of Oxford by car remain almost unchanged 

since 2001 (9,800 journeys) in 2011, 62.5% of all outbound commuters 

Table 4.11:  Travel to work by Oxford residents in employment 2001-2011 

  
2001 

 
2011 

 
Work mainly at or from home 

 
  8% 

 
11% 

 
Public transport 

 
18% 

 
19% 

 
Car driver  

 
38% 

 
32% 

 
Bicycle / on foot 

 
30% 

 
34% 

 
Car passenger 

 
 4% 

 
  3% 

Source: 2001 Census and 2011 Census 

4.17.4 The above table shows how Oxford residents in employment travelled to work in 2001 as 
compared to 2011. This shows that there has been an increase in the proportion of people 
working from home. There does appear to be less use of the car (driver and passenger) whilst 
use of public transport has continued at about the same level. There has been an increase in 
the proportion of people travelling to work by bicycle or on foot. 
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4.18 Summary 

4.18.1 The city has a high proportion of students and young people as a percentage of residents. 
Oxford’s population which increased significantly between 2001 and 2011 by 12% to 151,900 
and is forecast to rise to 186,000 by 2031..There is forecast to be a significant growth in 
employment in Oxford with an additional 24,300 new jobs created by 2031. The occupational 
structure of Oxford shows a high proportion (61%) of the workforce is employed in managerial, 
professional and associate professional jobs; which is slightly higher than Oxfordshire and 
significantly higher than the South East and England as a whole. The contribution of Oxford’s 
workforce to the national economy (GVA per worker) is ranked 7th, as compared to the other 
54 cities in England for gross value added (£58,150).   

4.18.2 The proportion of economically active residents is higher than other areas. The level of 
unemployment in Oxford is low, comparable to Oxfordshire but significantly lower than the 
South-East and England. The workforce is Oxford is highly qualified with 63% of the working 
age population qualified to NVQ4 level and above to degree level; ranked 2nd compared to 
other cities in England.  

4.18.3 Employment in Oxford is dominated by the public sector and in particular education and health 
54,000 (48%), which is significantly higher than Oxfordshire, the South-East and nationally. 
Oxford has seen a strong growth in private sector jobs of 17.8% over the last five years, 
placing them in the top five of UK cities.13 This emphasises the importance of the ‘knowledge 
sector’, which is supported by its ranking amongst other major cities as 2nd, with some 67% 
people working within this sector. Oxford’s economy does however have resilience as shown 
by the diversity of employment in other key sectors, such as publishing, BMW Mini Plant 
Oxford, together with the strength of the retail and tourist sectors. There is a higher proportion 
of medium and large companies based in the city, as compared to Oxfordshire the South-East 
and England. The job density within the city (1.16) is significantly higher than Oxfordshire and 
the South-East; showing the high concentration of jobs in Oxford.        

4.18.4 Oxford has a significant ‘unmet’ housing need and issues around affordability with high house 
prices. These factors together with the very low unemployment numbers make the local labour 
market ‘tight’ and subject to problems of both recruitment and retention of staff in Oxford.  

4.18.5 An analysis of travel to work patterns (2001-2011) shows an increase in inbound commuters 
from outside the district mainly by car. Within Oxford commuting by bicycle, on foot has 
increased by almost a third and bus use increased by 11%. Outbound commuters from Oxford 
to other destinations, such as London, have increased by train and bus.     

  

                                                      
13 Fast Growth Cities – The opportunities and challenges ahead (Centre for Cities March 2016) 
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5 QUALITY AND CHARACTERISTICS OF 
EMPLOYMENT LAND 

5.1 Introduction 

5.1.1 A field survey of employment land in Oxford City was carried out by Oxford City Council 
officers to assess its suitability for continued employment use. The list of sites consists of: 

• Sites identified in Oxford City Council’s Development Plan Documents; 

• Sites considered suitable for survey identified using officer knowledge of the stock 
of employment land in the city.  

5.1.2 118 sites were surveyed in total. Site maps are provided in Appendix A. 

5.1.3 The survey covered the use classes B1, B2 and B8. Throughout this report employment land 
is referred to as land in office (B1), comprising B1a (Office) and B1b (Research and 
Development) but not B1c (Light Industry) as this use class shares characteristics more similar 
to industrial uses; industry (B2) comprising industry (B2) uses and B1c (Light Industry); and 
warehouse use (B8). Each site or cluster was surveyed and appraised against a set of 
economic, planning and property market criteria, in line with the national PPG (2014). 

5.1.4 To ensure consistency, Oxford City Council surveyors used 20 criteria to assess the individual 
sites, all sites were visited by officers and scores were given to each according to individual 
performance. Guidance was provided for the assessors to assist in reaching a decision on 
each criterion and to ensure a consistent approach was taken in addition to a professional 
judgement on site.  

5.1.5 This chapter provides a summary of the key findings of the field survey and desk research. It 
identifies the current stock of employment land and premises as well as future employment 
allocations and appraises the quality and performance of sites. 

5.2 Employment Sites and Clusters 

5.2.1 Table 5.1 shows all the employment sites surveyed comprising B1 (office) uses and B2/B8 
(Industrial) uses. The assessment includes the designation, location, scale, spatial cluster and 
site area for the employment sites. The ‘designation’ confirms the status of the site according 
to the adopted Local Plan designation. This includes principally employment sites but some 
mixed-use developments that are ‘Allocated’ for development, ‘key protected employment 
sites’ and those in employment use that are Non-allocated. The next column refers to their 
location either within the City centre (CC), District centre (DC) or Edge of these centres. The 
scale of these sites is assessed on the basis of their size and classified as either Parks 
(Business or Science), a Campus (Science or University), Estates (mix of light 
industrial/general industrial/ warehousing), Groups of either buildings or land holdings, 
Business Centres (a building or group of buildings that are subdivided to offer small serviced 
office units or studio / light industrial units) and Individual sites (small / medium stand alone).      

5.2.2 Site areas for office use have been measured in hectares and, where possible, square metres 
(sq m). Site areas for industrial use have been measured in hectares only. Where it has not 
been possible to measure the amount of floorspace on a site, for example where there are 
currently no buildings on the site or where the information has been difficult to ascertain 
accurately, the site area has been recorded as N/A. 
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Table 5-1: All sites surveyed 

Site No 
 

Site name Designation Predominant use 
(B1/B2/B8) 

Location Area (ha) Floorspace 
Area (m²) 

1 Clarendon House, 
Cornmarket Street Non-allocated B1 CC 0.18 5,458 

2 University Student 
Hub, Turl Street Non-allocated B1 CC 0.02 767 

3 Launchpad, Said 
Business School  Non-allocated B1 CC 0.02 257 

4 Speedwell House, 
Speedwell Street Non-allocated B1 CC 0.08 3,408 

5 University of Oxford 
Science Area Allocated B1 CC 12.40 372,207 

6 
Oxford Centre for 
Innovation, New 
Road 

Non-allocated B1 CC 0.18 7,315 

7 Osney Warehouse, 
Osney Lane Non-Allocated B2/B8 CC 0.18 N/A 

9 Radcliff Observatory 
Quarter, City centre Allocated B1 CC 4.20 84,186 

10 Oxford Business 
Centre, Oxpens site Allocated B1 DC 1.16 23,347 

12 17-33 Beaumont St Non-allocated B1 CC 0.29 8,786 

13 
Isis Study Centre, 
Pembroke House, 36 
Pembroke Street 

Non-allocated B1 CC 0.02 1,111 

14 Workshops at 15-17 
Edith Road Non-allocated B1 OOC 0.10 296 

15 
Blackwells, Beaver 
House, Hythe Bridge 
Street  

Protected Site B1 CC 0.28 8,552 

16 King Charles House, 
Park End Street Protected Site B1 CC 0.34 6,603 

17 
University Press, 
Walton Street, City 
centre 

Protected B1 CC 2.08 33,585 

19 Fire Station Allocated B2/B8 CC 0.50 N/A 

20 Becket Street Car 
Park Allocated B2/B8 CC 2.49 N/A 

22 Oxpens, Oxpens 
Road Allocated B1 CC 6.23 18,261 

23 Island Site, Park End Allocated B1 CC 0.74 8,054 
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Street  

24 Worcester Street Car 
Park Allocated B1 CC 0.52 262 

26 
Telephone 
Exchange, St 
Aldates  

Protected B1 CC 0.40 20,182 

27 Police Station Allocated B1 CC 0.11 3,534 

28 Storage building, 91-
99 Botley Rd Protected B2/B8 OCC 0.11 N/A 

30 Osney Mead  Protected B2/B8 CC 1.48 N/A 

31 Northern Gateway Allocated B1 OOC 30.70 307,53 

32 
Clarendon Business 
Centre, Prama 
House, Banbury Rd, 
Summertown 

Non-allocated B1 DC 0.09 2,953 

33 
Clarendon Business 
Centre, Belsyre 
Court, Woodstock 
Rd 

Non-allocated B1 OOC 0.03 910 

35 
Oxfam House, 274 
Banbury Rd, 
Summertown 

Non-allocated B1 DC 0.03 956 

36 
Garage Repair 
workshop, 2A off 
Hayfield Rd 

Protected B2/B8 OCC 0.02 
N/A 

37 
Telephone Repeater 
Station, Woodstock 
Road 

Protected B2/B8 OCC 0.53 
N/A 

38 Builders Yard 
Southmoor Road Protected B2/B8 OCC 0.12 N/A 

40 
Summertown 
Pavilion 16-24 
Middle Way 

Protected B1 Edge DC 0.06 2,011 

41 Jordon Hill Business 
Park, Banbury Rd Protected B1 OOC 2.18 11,474 

42 
Site at corner of 
Hayfield Road and 
Aristotle Lane 

Protected B1 OCC 0.17 800 

43 Diamond Place and 
Ewart House Allocated B1 DC 1.73 866 

44 Elsfield Way, Elsfield 
Hall  

Allocated & 
Protected B1 OOC 0.76 1,601 

45 Wolvercote Paper 
Mill Allocated B1 OOC 4.95 100 
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47 Old Road Campus, 
Headington Allocated B1 DC 6.40 57,648 

50 Quarry Motoring 
centre, Green Rd Protected B2/B8 OCC 0.05 N/A 

51 Warehouses off Kiln 
Lane, Shelley Close Protected B2/B8 OCC 1.48 N/A 

52 Blanchfords Builders 
Yard, Windmill Rd Protected B2/B8 Edge DC 0.93 N/A 

53 
Tyre and Exhaust 
centre, 72 London 
Rd 

Protected B2/B8 DC 0.05 
N/A 

54 
Churchill Hospital 
site & Ambulance 
Resource Centre 

Allocated B1 OOC 22.73 113,683 

55 Nielsen, London Rd,  Allocated & 
Protected B1 OOC 4.84 7,854 

67 Unipart Non-Allocated B2/B8 OCC 30.60 N/A 

68 
Former Pickfords 
site, Sandy Lane 
West and Spring 
Lane 

Non-allocated B2/B8 OCC 2.82 

N/A 

69 
Telephone 
Exchange and 
offices, St. Luke’s Rd 
/ Between Towns Rd 

Protected B2/B8 DC 0.60 

N/A 

70 Ashville Way Protected B2/B8 OCC 4.01 N/A 

72 Oxford Science Park Allocated & 
Protected B1 OCC 2.35 25,782 

73 County Trading 
Estate Watlington Rd Protected B2/B8 OCC 9.77 N/A 

74 
Harrow Road 
Industrial Estate, 
Watlington Rd 

Protected B2/B8 OCC 4.01 
N/A 

75 
Chiltern Business 
Centre, Garsington 
Rd 

Protected Site B1 OCC 0.84 5,352 

76 
Nuffield Industrial 
Estate, Sandy Lane 
West 

Protected B1 OCC 3.47 29,935 

77 Oxford Business 
Park 

Allocated & 
Protected B1 OCC 8.22 12,471 

78 BMW Garsington 
Road Protected B2/B8 OCC 70.04 N/A 

79 Fenchurch Court, Protected Site B1 OCC 1.16 10,226 
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Bobby Friar Close  

80 Oxford Science Park 
at Minchery Farm 

Part allocated / 
protected B1 OOC 2.35 23,848 

81 Rover Sports Club 
(BMW) Allocated B2/B8 OCC 9.92  

82 Blackbird Leys 
Central Area Allocated B1 DC 5.34 10,688 

83 Cowley Centre, 
Templar’s Square Allocated B1 DC 3.65 500 

85 Littlemore Park, 
Armstrong Way Allocated B1 OCC 5.44 54,44 

86 Salter Brothers Ltd, 
Meadow Lane  Non-allocated B1 OOC 1.15 898 

87 Dairy Depot, Old 
Abingdon Rd Protected B2/B8 OCC 0.05 N/A 

88 
Car and Exhaust 
depot, 302 Abingdon 
Rd 

Protected B2/B8 OCC 0.06 
N/A 

90 
The Old Music Hall, 
106-108 Cowley 
Road 

Non-allocated B1 Edge DC 0.04 857 

92 Cowley Marsh Depot Allocated B2/B8 OCC 1.70 N/A 

93 
Enterprise Centre, 
Standingford House, 
Cave Street 

Protected B1 OOC 0.15 1,122 

96 Phoenix Autos, 
Jeune Street Non-allocated B2/B8 Edge DC 0.09 N/A 

97 Builders Yard, Travis 
Perkins, Cowley Rd Protected B1 Edge DC 0.72 7,216 

98 Printing works, 
Crescent Rd Protected B2/B8 OCC 0.05 N/A 

99 
J H Cox Ltd, Builders 
Yard, 108 Temple 
Rd 

Protected B2/B8 OCC 0.11 
N/A 

100 Green St. Bindery, 9 
Green Street Protected B2/B8 Edge DC 0.04 N/A 

101 
Horspath Industrial 
Estate, Peterley Rd / 
Pony Rd 

Protected B2/B8 OCC 8.16 
N/A 

102 Bacordo Court, 79-
83 Temple Road Protected B1 OOC 0.45 4,294 

103 
474 Cowley Road, 
Powell’s Timber 
Yard  

Protected B2/B8 OCC 0.33 N/A 
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104 The Tyre Depot, 
Marsh Rd Protected B2/B8 OCC 0.02 N/A 

105 
Blackwells 
Publishing, Marston 
Road 

Protected B1 Edge DC 0.47 4,791 

106 Magdalen Road and 
Newtec Place  Protected B1 OOC 0.38 3,735 

109 One St. Aldates Non-allocated B1 CC 0.10 4,216 

110 North Bailey House, 
New Inn Hall Street Non-allocated B1 CC 0.06 2,496 

111 Thomas Hull House, 
New Inn Hall Street Non-allocated B1 CC 0.02 591 

112 
St. Aldate’s 
Chambers, 109-113 
St. Aldate’s  

Non-allocated B1 CC 0.09 3,764 

113 Ramsay House, St. 
Ebbe’s Street Non-allocated B1 CC 0.14 2,806 

114 County Hall, New 
Road Non-allocated B1 CC 0.33 2,958 

115 1-16 King Edwards 
Street Non-allocated B1 CC 0.11 3,518 

116 Old Rectory, 
Paradise Square  Non-allocated B1 CC 0.18 3,679 

117 Greyfriars Court, 
Paradise Square Allocated B1 CC 0.10 3,168 

118 
Unither House 
(Cooper Callas) 15 
Paradise Street  

Non-allocated B1 CC 0.12 4,866 

120 58,59,60 St. Aldates  Non-allocated B1 CC 0.09 3,979 

121 St. Aldates 
Courtyard  Non-allocated B1 CC 0.03 914 

122 Royal Mail Depot, 
Kingsmead House Allocated B1 CC 0.17 5,894 

123 6-7 Worcester Street Non-allocated B1 CC 0.08 3,763 

124 Boswell House, 1-5 
Broad Street Non-allocated B1 CC 0.05 1,742 

125 
St. George’s 
Mansions, George 
Street 

Non-allocated B1 CC 0.03 1,536 

126 Frewin Chambers 
Cornmarket Street Non-allocated B1 CC 0.07 2,105 

128 Blue Boar Court, Non-allocated B1 CC 0.03 1,091 
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Blue Boar Street 

129 Park Central, 40-41 
Park End Street Non-allocated B1 CC 0.08 1,681 

132 276-278 Banbury 
Rd, Summertown Non-allocated B1 DC 0.26 1,415 

133 Suffolk House, 263 
Banbury Rd Non-allocated B1 DC 0.23 786 

134 
Lambourne House, 
311-321 Banbury 
Rd, Summertown 

Non-allocated B1 Edge DC 0.18 1,806 

136 228-240 Banbury Rd Non-allocated B1 DC 0.07 1,565 

137 
Former offices above 
M & S, Banbury 
Road  

Non-allocated B1 DC 0.14 2,823 

138 
Mayfield House, 256 
Banbury Road, 
Summertown 

Non-allocated B1 DC 0.04 626 

139 264 Banbury Rd, 
Summertown Non-allocated B1 DC 0.05 1,141 

140 274 Banbury Rd, 
Summertown Non-allocated B1 DC 0.04 1,216 

141 Milford House, 1A 
Mayfield Road Non-allocated B1 DC 0.03 925 

142 267-269 Banbury Rd Non-allocated B1 DC 0.06 1,869 

143 285 Banbury Rd Non-allocated B1 DC 0.05 1,353 

144 Cranbrook House, 
287 Banbury Rd Non-allocated B1 DC 0.12 2,361 

145 Twining House, 280 
Banbury Road Non-allocated B1 DC 0.03 1,177 

146 BBC Radio Oxford, 
265 Banbury Rd Non-allocated B1 DC 0.05 1,503 

150 
Swan Motor Centre, 
Between Towns 
Road 

Non-Allocated B2/B8 DC 0.13 
N/A 

151 Car Wash / Car 
centre Non-allocated B2/B8 DC 0.26 N/A 

152 Crown House, 193 
Cowley Rd Non-allocated B1 Edge DC 0.02 715 

153 134A/B Cowley 
Road Non-allocated B1 Edge DC 0.05 1,178 

154 Tesco’s, Boots 147-
167 Cowley Rd   Non-allocated B1 DC 0.31 1,566 
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5.2.3 In total 118 employment sites were surveyed against 20 criteria, scores were given to each 
according to their individual performance. 

5.2.4 Table 5.2 sets out the results of the site assessment in terms of an overall ranking for the B1 
(office) uses together with the B2/B8 industrial uses based on a cumulative score for all the 
criteria used to assess each site. The best performing sites against the assessment criteria 
are shown at the top of the list and the lower scoring sites at the lower end. The scoring and 
ranking used is as objective as possible but in some cases a measure of professional 
judgement has been used. In addition whilst some sites may not have scored highly it is 
important to recognise the contribution that the small and medium sized sites make both in the 
supply of land and the role that SME’s play in supporting the local economy.  

5.2.5 A full explanation of the approach to the site assessment and the criteria used is set out in 
Appendix B. 

Table 5.2:   Employment Land Assessment results 

Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

  

Class B1 uses 

 

77 Oxford Business Park Allocated & 
Protected 

OCC 8.22 12,471 

79 Fenchurch Court, Bobby Friar 
Close  

Protected Site 

 

OCC 1.16    10,226 

139 264 Banbury Rd, Summertown Non-allocated DC 0.05  1,141 

47 Old Road Campus, 
Headington 

Allocated DC 6.40  57,648 

75 Chiltern Business Centre, 
Garsington Rd 

Protected Site OCC 0.84 5,352 

156 Advice centre, 44B Princes 
Street 

Non-allocated Edge DC 0.02  491 

9 Radcliff Observatory Quarter, 
City centre 

Allocated CC 4.20 84,186 

156 Advice centre, 44B 
Princes Street Non-allocated B1 Edge DC 0.02 491 

159 Lloyds Bank, London 
Rd, Headington Non-allocated B1 DC 0.02 460 

Surveyed B1 land (ha and sq m) 143.85 
 

1,028,485 

Surveyed B2/B8 land (ha) 150.89 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

138 Mayfield House, 256 Banbury 
Road, Summertown 

Non-allocated DC 0.04 626 

32 Clarendon Business Centre, 
Prama House, Banbury Rd, 
Summertown 

Non-allocated DC 0.09 

 

2,953 

35 Oxfam House, 274 Banbury 
Rd, Summertown 

Non-allocated DC 0.03  956 

140 274 Banbury Rd, Summertown Non-allocated DC 0.04  1,216 

76 Nuffield Industrial Estate, 
Sandy Lane West 

Protected OCC 3.47  29,935 

55 Nielsen, London Rd,  Allocated & 
Protected 

OOC 4.84  7,854 

17 University Press, Walton 
Street, City centre 

Protected CC 2.08  33,585 

33 Clarendon Business Centre, 
Belsyre Court, Woodstock Rd 

Non-allocated OOC 0.03  910 

110 North Bailey House, New Inn 
Hall Street 

Non-allocated CC 0.06   2,496 

111 Thomas Hull House, New Inn 
Hall Street 

Non-allocated CC 0.02 591 

124 Boswell House, 1-5 Broad 
Street 

Non-allocated CC 0.05 1,742 

136 228-240 Banbury Rd Non-allocated DC 0.07  1,565 

109 One St. Aldates Non-allocated CC 0.10  4,216 

112 St. Aldate’s Chambers, 109-
113 St. Aldate’s  

Non-allocated CC 0.09  3,764 

114 County Hall, New Road Non-allocated CC 0.33  2,958 

123 6-7 Worcester Street Non-allocated CC 0.08  3,763 

12 17-33 Beaumont St Non-allocated CC 0.29  8,786 

152 Crown House, 193 Cowley Rd Non-allocated Edge DC 0.02  715 

154 Tesco’s, Boots 147-167 
Cowley Rd   

Non-allocated DC 0.31  1,566 

134 Lambourne House, 311-321 
Banbury Rd, Summertown 

Non-allocated Edge DC 0.18  1,806 

142 267-269 Banbury Rd Non-allocated DC 0.06 1,869 

143 285 Banbury Rd Non-allocated DC 0.05  1,353 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

146 BBC Radio Oxford, 265 
Banbury Rd 

Non-allocated DC 0.05  1,503 

72 Oxford Science Park Allocated & 
Protected 

OCC 2.35 

 

25,782 

3 Launchpad, Said Business 
School  

Non-allocated CC 0.02 257 

15 Blackwells, Beaver House, 
Hythe Bridge Street  

Protected Site CC 0.28 8,552 

16 King Charles House, Park End 
Street 

Protected Site CC 0.34  6,603 

54 Churchill Hospital site & 
Ambulance Resource Centre 

Allocated OOC 22.73  113,683 

5 University of Oxford Science 
Area 

Allocated CC 12.40  372,207 

115 1-16 King Edwards Street Non-allocated CC 0.11  3,518 

132 276-278 Banbury Rd, 
Summertown 

Non-allocated DC 0.26  1,415 

159 Lloyds Bank, London Rd, 
Headington 

Non-allocated DC 0.02 460 

6 Oxford Centre for Innovation, 
New Road 

Non-allocated CC 0.18  7,315 

41 Jordon Hill Business Park, 
Banbury Rd 

Protected OOC 2.18  11,474 

125 St. George’s Mansions, 
George Street 

Non-allocated CC 0.03 1,536 

133 Suffolk House, 263 Banbury 
Rd 

Non-allocated DC 0.23  786 

144 Cranbrook House, 287 
Banbury Rd 

Non-allocated DC 0.12  2,361 

1 Clarendon House, Cornmarket 
Street 

Non-allocated CC 0.18  5,458 

2 University Student Hub, Turl 
Street 

Non-allocated CC 0.02 

 

767 

82 Blackbird Leys Central Area Allocated DC 5.34  10,688 

128 Blue Boar Court, Blue Boar 
Street 

Non-allocated CC 0.03  1,091 

129 Park Central, 40-41 Park End Non-allocated CC 0.084 1,681 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

Street 

22 Oxpens, Oxpens Road Allocated CC 6.23  18,261 

90 The Old Music Hall, 106-108 
Cowley Road 

Non-allocated Edge DC 0.04  857 

10 Oxford Business Centre, 
Oxpens site 

Allocated DC 1.16 23,347 

13 Isis Study Centre, Pembroke 
House, 36 Pembroke Street 

Non-allocated CC 0.02  1,111 

137 Former offices above M & S, 
Banbury Road  

Non-allocated DC 0.14  2,823 

141 Milford House, 1A Mayfield 
Road 

Non-allocated DC 0.03  925 

80 Oxford Science Park at 
Minchery Farm 

Part allocated / 
protected 

OOC 2.35 

 

23,848 

4 Speedwell House, Speedwell 
Street 

Non-allocated CC 0.08  3,408 

102 Bacordo Court, 79-83 Temple 
Road 

Protected OOC 0.45  4,294 

113 Ramsay House, St. Ebbe’s 
Street 

Non-allocated CC 0.14  2,806 

83 Cowley Centre, Templar’s 
Square 

Allocated DC 3.65 500 

117 Greyfriars Court, Paradise 
Square 

Allocated CC 0.10 3,168 

153 134A/B Cowley Road Non-allocated Edge DC 0.05  1,178 

  27 Police Station Allocated CC 0.11  3,534 

120 58,59,60 St. Aldates  Non-allocated CC 0.09  3,979 

121 St. Aldates Courtyard  Non-allocated CC 0.03  914 

23 Island Site, Park End Street  Allocated CC 0.74  8,054 

42 Site at corner of Hayfield Road 
and Aristotle Lane 

Protected OCC 0.17 800 

122 Royal Mail Depot, Kingsmead 
House 

Allocated CC 0.17  5,894 

126 Frewin Chambers Cornmarket 
Street 

Non-allocated CC 0.07  2,105 

43 Diamond Place and Ewart 
House 

Allocated DC 1.73  866 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

145 Twining House, 280 Banbury 
Road 

Non-allocated DC 0.03 1,177 

93 Enterprise Centre, 
Standingford House, Cave 
Street 

Protected OOC 0.15  1,122 

116 Old Rectory, Paradise Square  Non-allocated CC 0.18  3,679 

40 Summertown Pavilion 16-24 
Middle Way 

Protected Edge DC 0.06  2,011 

106 Magdalen Road and Newtec 
Place  

Protected OOC 0.38  3,735 

97 Builders Yard, Travis Perkins, 
Cowley Rd 

Protected Edge DC 0.72  7,216 

26 Telephone Exchange, St 
Aldates  

Protected CC 0.40  20,182 

14 Workshops at 15-17 Edith 
Road 

Non-allocated OOC 0.10  296 

86 Salter Brothers Ltd, Meadow 
Lane  

Non-allocated OOC 1.15  898 

24 Worcester Street Car Park Allocated CC 0.52  262 

118 Unither House (Cooper Callas) 
15 Paradise Street  

Non-allocated CC 0.12 4,866 

105 Blackwells Publishing, Marston 
Road 

Protected Edge DC 0.47  4,791 

31 Northern Gateway Allocated OOC 30.7  307,53 

85 Littlemore Park, Armstrong 
Way 

Allocated OCC 5.44 

 

54,44 

44 Elsfield Way, Elsfield Hall  Allocated & 
Protected 

OOC 0.76   1,601 

45 Wolvercote Paper Mill Allocated OOC 4.95  100 

 B2/B8 Industrial Uses 

 

 

78 BMW Garsington Road Protected OCC 70.04  N/A 

73 County Trading Estate 
Watlington Rd 

Protected OCC 9.77  
N/A 

70 Ashville Way Protected OCC 4.01  
N/A 

74 Harrow Road Industrial Estate, Protected OCC 4.01 
N/A 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

Watlington Rd 

67 Unipart Non-Allocated OCC 30.6  
N/A 

28 Storage building, 91-99 Botley 
Rd 

Protected OCC 0.11  
N/A 

51 Warehouses off Kiln Lane, 
Shelley Close 

Protected OCC 1.48  
N/A 

81 Rover Sports Club (BMW) Allocated OCC 9.92  
N/A 

69 Telephone Exchange and 
offices, St. Luke’s Rd / 
Between Towns Rd 

Protected DC 0.60   
N/A 

101 Horspath Industrial Estate, 
Peterley Rd / Pony Rd 

Protected OCC 8.16 

 

N/A 

68 Former Pickfords site, Sandy 
Lane West and Spring Lane 

Non-allocated OCC 2.82  
N/A 

52 Blanchfords Builders Yard, 
Windmill Rd 

Protected Edge DC 0.93  
N/A 

53 Tyre and Exhaust centre, 72 
London Rd 

Protected DC 0.05  
N/A 

19 Fire Station Allocated CC 0.50  
N/A 

88 Car and Exhaust depot, 302 
Abingdon Rd 

Protected OCC 0.06  
N/A 

150 Swan Motor Centre, Between 
Towns Road 

Non-Allocated DC 0.13  
N/A 

96 Phoenix Autos, Jeune Street Non-allocated Edge DC 0.09  
N/A 

151 Car Wash / Car centre Non-allocated DC 0.26   
N/A 

50 Quarry Motoring centre, Green 
Rd 

Protected OCC 0.05 
N/A 

104 The Tyre Depot, Marsh Rd Protected OCC 0.018  
N/A 

99 J H Cox Ltd, Builders Yard, 
108 Temple Rd 

Protected OCC 0.11  
N/A 

87 Dairy Depot, Old Abingdon Rd Protected OCC 0.05  
N/A 

36 Garage Repair workshop, 2A 
off Hayfield Rd 

Protected OCC 0.02  
N/A 

92 Cowley Marsh Depot Allocated OCC 1.70  
N/A 

20 Becket Street Car Park Allocated CC 2.49 
N/A 

7 Osney Warehouse, Osney Non-Allocated CC 0.18  
N/A 
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Site 
No 
 

Site name Designation Location Area (ha) Floorspace 
Area (m²) 

Lane 

98 Printing works, Crescent Rd Protected OCC 0.05  
N/A 

38 Builders Yard Southmoor 
Road 

Protected OCC 0.12 
N/A 

37 Telephone Repeater Station, 
Woodstock Road 

Protected OCC 0.53  
N/A 

103 474 Cowley Road, Powell’s 
Timber Yard  

Protected OCC 0.33  
N/A 

100 Green St. Bindery, 9 Green 
Street 

Protected Edge DC 0.04  
N/A 

30 Osney Mead  Protected  CC 1.48 

 

N/A 

Note: Location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

Source: Oxford City Council 

 

B1 office uses 

5.2.6 Amongst the top 20 scoring sites in Table 5.2 the majority of high performing B1 office uses 
are located with the City or District centres, which are well served by public transport and 
strategically well sited. There are however a few exceptions in out-of-centre locations which 
not surprisingly includes the Oxford Business Park, since it does comprise a significant 
amount of the City’s Class A office stock being in good condition, performing well and being 
actively managed. Another stand-alone site that performs well against the criteria is the former 
Neilsen’s site located to the north-east of the city, just beyond Headington, which benefits from 
good transport links since it lies adjacent to Thornhill Park and Ride. There are good bus 
services both into the City centre and with direct connections to London with the Oxford Tube. 
In addition the Clarendon Business Centre just outside the City centre along the Woodstock 
Road, which situated on one of the main arterial roads into the city does benefit from good 
public transport services. The two other sites namely Fenchurch Court and Nuffield Industrial 
Estate are located to the south-east of the City and comprise a mix of B1 light industrial and 
office uses.     

5.2.7 Those sites with lower scores are generally within out-of-centre locations or are sites which 
are vacant awaiting redevelopment. These include some sites, such as the Wolvercote Paper 
Mill that have a recent unimplemented planning permission or the Northern Gateway which will 
be subject to the submission of an outline application within the next few months. There are 
other sites such as Salter Brothers and Edith Road, which occupy sites that could be more 
intensively used. Whilst the Enterprise Centre and Magdalen Road / Newtec Place that are 
well performing but the condition of their buildings could benefit from some improvements and 
are generally located either within or very close to residential properties.  

5.2.8 The other sites are located either within the City / District centres or on their edge. Some of 
these sites are awaiting future development proposals coming forward such as Travis Perkins 
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and potentially Worcester Street Car Park; others are under-used such as the Telephone 
Exchange in St. Aldates. The remaining sites, whilst well located, could benefit from further 
investment to improve their condition and attractiveness to future occupiers.     

B2/ B8 Industrial uses 

5.2.9 Of the top 10 performing sites for industrial use the majority are in out-of-centre locations, 
which allows for good access to the ring road. A number of these industrial sites are in the 
south-east of the city which include BMW, County Trading Estate, Ashville Way and Harrow 
Road Industrial Estate. Those sites in the lowest 10 comprise 6 in out-of-centre locations but 
these do include some smaller sites with some constraints such as little or no parking such as 
a Telephone Exchange, Printing Works Crescent Rd, 474 Cowley Road (Timber Yard).  

Vacant land 

5.2.10 Table 5.3 shows sites with a proportion of vacant land, shown in order of overall performance 
against the assessment criteria. This is important as it potentially identifies sites which could 
support net additional demand.  

However there are a relatively small number of employment sites that experience a vacancy 
rate of over 25% of the property or land. Of the total 120 sites surveyed only 16 had a high 
vacancy level. In the case of Office (Class B1) uses there were only 14 out of 88 having a high 
vacancy rate, but in most cases this included some sites which are currently vacant awaiting 
development such as Northern Gateway, Wolvercote Paper Mill, Littlemore Park, Oxford 
Science Park at Minchery Farm and Builders Yard in Chapel Street. Other sites are currently 
being refurbished such as St. George’s Mansions, George Street. Of the Industrial (Class 
B2/B8) uses this includes a car park which will form part of the Station site redevelopment.  

5.2.11 This assessment shows that the existing supply of employment sites for both Office (Class B1) 
and Industrial (Class B2/B8) uses is being very well occupied and used by companies and 
businesses in Oxford. It is therefore important to ensure that the supply of this employment 
property and land is secured for existing businesses to be able to start-up and grow-on within 
the City; and that there are opportunities available to attract inward investment opportunities 
for companies to build on Oxford’s strengths and contribute to the national and local economy.   

 

Table 5.3:   Vacant employment sites (over 25% of property) 

Site 
No 

Site name 
 

Designation Location Vacant 
land 

                  Class B1  

 

159 Lloyds Bank, London Road Non-allocated DC 0.023  

125 St. George’s Mansions, George Street Non-allocated CC 0.0341  

137 Former Offices M & S Banbury Road Non-allocated DC 0.1412  

141 Milford House, 1A Mayfield Road Non-allocated DC 0.037  

80 Oxford Science Park at Minchery Farm Non-allocated DC 2.3508 
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153 134 A/B Cowley Road  Non-allocated DC 0.0589  

145 Twining House, 280 Banbury Road Non-allocated DC 0.0392  

40 Summertown Pavilion 16-24 Middle Way Protected Edge DC 0.067  

97 Builders Yard, Travis Perkins, Chapel St Protected Edge DC 0.7216  

24 Worcester Street Car Park Non-allocated CC 0.5243  

118 Unither House (Cooper Callas) 15 Paradise Street Non-allocated CC 0.1216  

31 Northern Gateway Allocation OCC 30.753  

85 Littlemore Park, Armstrong Road  Allocation  OCC 5.4444  

45 Wolvercote Paper Mill Allocation OCC 4.9575  

Class B2 / B8 

 

20 Becket Street Car Park Allocation CC 2.4986  

100 Green Street Bindery  Protected Edge DC 0.0448  

Vacant B1 land (ha)  45.27 

Vacant B2/B8 land (ha) 2.5 
Note: Location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

Source: Oxford City Council 

5.3 Strategic Transport Access 

5.3.1 The strategic transport accessibility of employment areas was determined both through desk 
based research and site visits.  

5.3.2 Table 5.4 shows sites predominantly in B1 use, with very good or good strategic road access, 
ordered by the overall performance of the sites against the assessment criteria. The criteria 
used to assess this included: 

• Strategic road access; 

• Public transport access; 

• Walking and cycling access. 

 

Table 5.4:   Employment sites with very good / good strategic road access 

Site 
No 

Site name 
 

Designation Location Area 

77 Oxford Business Park                                     Allocated & 
Protected 

OCC 8.2272  

79 Fenchurch Court Bobby Friar Close,            Protected OCC 1.1607    
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139 264 Banbury Rd Non-Allocated DC 0.057  

75 Chiltern Business centre, Garsington Rd    Protected OCC 0.849 

47 Old Road Campus      Allocated OCC 6.4054  

76 Nuffield Industrial Estate, Sandy Lane West      Protected OCC 3.4733  

55 Nielsen, London Road, Headington Allocated & 
Protected 

DC 4.8476  

136 228-240 Banbury Rd                                      Non-Allocated DC 0.0783  

134 Lambourne Hse, 311-321 Banbury Rd       Non-Allocated DC 0.1849  

142 267-269 Banbury Rd   Non-Allocated DC 0.0623  

143 285 Banbury Rd                                             Non-Allocated DC 0.0541  

146 BBC Radio Oxford 265 Banbury R Non-Allocated DC 0.0501  

72 Oxford Science Park    Allocated & 
Protected 

OCC 2.3508   

54 Churchill Hospital Site                                   Allocated OCC 22.7367  

132 276-278 Banbury Rd                                      Non-Allocated DC 0.2613  

159 Lloyds Bank                                                     Non-Allocated DC 0.023  

41 Jordon Hill Business Park, Banbury Rd Protected OCC 2.1881   

133 Suffolk Hse, Banbury Rd                               Non-Allocated DC 0.237  

144 Cranbrook House, Banbury Rd                    Non-Allocated DC 0.1217  

82 Blackbird Leys Central Area                         Allocated DC 5.3441  

137 Former offices above M/S Banbury Non-Allocated DC 0.1412  

141 Milford House, 1A Mayfield Rd                        Non-Allocated DC 0.037  

80 Oxford Science Park, Minchery Farm         Allocated OCC 2.3508  

83 Cowley centre                                                Allocated DC 3.6524  

42 Hayfield Rd / Aristotle Rd                            Allocated & 
Protected 

OCC 0.1704 

 

31 Northern Gateway                                         Allocated OCC 30.753  

85 Littlemore Park, Armstrong Rd                   Allocated & 
Protected 

OCC 5.4444  

 

44 Elsfield Way, Elsfield Hall                             Allocated & 
Protected 

OCC 0.7624 
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45 Wolvercote Paper Mill                                 Allocated OCC 4.9575  
Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.3 The criteria used to assess to the Strategic Road Network were as follows:  

1. Poor: over 5km from junction onto ring road, and / or through constrained / local roads, and 
/or through town centre or residential areas etc  

   2. Fair: 3-5 Km from junction onto the ring road, and /or  through constrained local roads 

  3. Good: 1-3 Km from a junction onto ring road, via relatively unconstrained roads 

  4. Very good: within 1 Km of a junction onto ring road, via unconstrained roads. 

5.3.4 The table above shows that there were a total of some 30 sites out of a total of 88 B1 use 
employment sites that scored either good or very good, which represents about 34%. Whilst 
this does represent a relatively low proportion this largely reflects the strict criteria used for this 
assessment as set out above. For example the majority of the total number of employment 
sites surveyed lie either within the City centre or District centres as such they would be some 
distance from the ring road and use roads constrained through limited access or congestion at 
peak periods. In assessing the overall accessibility of sites for B1 use other factors such as 
public transport access together with walking and cycling need to be considered and are 
therefore examined further.  

5.3.5 Of these employment sites the majority (57%) are either allocated or protected employment 
sites with the remaining 43% being non-allocated.     

Access to public transport 

5.3.6 Table 5.5 shows sites predominately in B1 use, with very good or good public transport 
access, ordered by the overall performance of the sites against the assessment criteria. 

Table 5.5   Employment sites with good or very good public transport access 

Site 
No 
 

Site name Location Area (ha) 

139 264 Banbury Rd, Summertown DC 0.057  

47 Old Road Campus, Headington DC 6.4054 

156 Advice centre, 44B Princes Street Edge DC 0.0245  

9 Radcliff Observatory Quarter, City centre CC 4.2093  

138 Mayfield House, 256 Banbury Road, Summertown DC 0.0417  

32 Clarendon Business Centre, Prama House, Banbury Rd, Summertown DC 0.0984  

35 Oxfam House, 274 Banbury Rd, Summertown DC 0.0319  

140 274 Banbury Rd, Summertown DC 0.0405  

55 Nielsen, London Rd,  OOC 4.8476  
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17 University Press, Walton Street, City centre CC 2.0824  

33 Clarendon Business Centre, Belsyre Court, Woodstock Rd OOC 0.0303  

110 North Bailey House, New Inn Hall Street CC 0.0624  

111 Thomas Hull House, New Inn Hall Street CC 0.0236  

124 Boswell House, 1-5 Broad Street CC 0.0581  

136 228-240 Banbury Rd DC 0.0783  

109 One St. Aldates CC 0.1054  

112 St. Aldate’s Chambers, 109-113 St. Aldate’s  CC 0.0941   

114 County Hall, New Road CC 0.3387  

123 6-7 Worcester Street CC 0.0836  

12 17-33 Beaumont St CC 0.2929  

152 Crown House, 193 Cowley Rd Edge DC 0.0253  

154 Tesco’s, Boots 147-167 Cowley Rd   DC 0.3132  

134 Lambourne House, 311-321 Banbury Rd, Summertown Edge DC 0.1849  

142 267-269 Banbury Rd DC 0.0623  

143 285 Banbury Rd DC 0.0541  

146 BBC Radio Oxford, 265 Banbury Rd DC 0.0501  

3 Launchpad, Said Business School  CC 0.0257  

15 Blackwells, Beaver House, Hythe Bridge Street  CC 0.2851  

16 King Charles House, Park End Street CC 0.3452  

54 Churchill Hospital site & Ambulance Resource Centre OOC 22.7367  

5 University of Oxford Science Area CC 12.4069  

115 1-16 King Edward Street CC 0.1173 

132 276-278 Banbury Rd, Summertown DC 0.2613  

159 Lloyds Bank, London Rd, Headington DC 0.023  

6 Oxford Centre for Innovation, New Road CC 0.1829  

41 Jordon Hill Business Park, Banbury Rd OOC 2.1881  

125 St. George’s Mansions, George Street CC 0.0341  

133 Suffolk House, 263 Banbury Rd DC 0.237  

144 Cranbrook House, 287 Banbury Rd DC 0.1217  
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1 Clarendon House, Cornmarket Street CC 0.1819  

2 University Student Hub, Turl Street CC 0.0256  

82 Blackbird Leys Central Area DC 5.34  

128 Blue Boar Court, Blue Boar Street CC 0.0364  

129 Park Central, 40-41 Park End Street CC 0.084  

22 Oxpens, Oxpens Road CC 6.2342  

90 The Old Music Hall, 106-108 Cowley Road Edge DC 428.7  

10 Oxford Business Centre, Oxpens site DC 1.1673  

13 Isis Study Centre, Pembroke House, 36 Pembroke Street CC 0.0278  

137 Former offices above M & S, Banbury Road  DC 0.1412  

141 Milford House, 1A Mayfield Road DC 0.037  

80 Oxford Science Park at Minchery Farm OOC 2.3508  

4 Speedwell House, Speedwell Street CC 0.0852  

102 Bacordo Court, 79-83 Temple Road OOC 0.4552  

113 Ramsay House, St. Ebbe’s Street CC 0.1403  

83 Cowley Centre, Templar’s Square DC 3.6524  

117 Greyfriars Court, Paradise Square CC 0.1056  

153 134A/B Cowley Road Edge DC 0.0589  

  27 Police Station CC 0.1178  

120 58,59,60 St. Aldates  CC 0.0995  

121 St. Aldates Courtyard  CC 0.0305  

23 Island Site, Park End Street  CC 0.7444  

122 Royal Mail Depot, Kingsmead House CC 0.1765  

126 Frewin Chambers Cornmarket Street CC 0.0702  

43 Diamond Place and Ewert House DC 1.7321  

145 Twining House, 280 Banbury Road DC 0.0392  

93 Enterprise Centre, Standingford House, Cave Street OOC 0.1513  

116 Old Rectory, Paradise Square  CC 1839.4  

40 Summertown Pavilion 16-24 Middle Way Edge DC 0.067  

106 Magdalen Road and Newtec Place  OOC 0.3846  
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97 Builders Yard, Travis Perkins, Cowley Rd Edge DC 0.7216  

26 Telephone Exchange, St Aldates  CC 0.4036  

14 Workshops at 15-17 Edith Road OOC 0.1046  

86 Salter Brothers Ltd, Meadow Lane  OOC 1.1519  

24 Worcester Street Car Park CC 0.5243  

118 Unither House (Cooper Callas) 15 Paradise Street  CC 0.1216  

105 Blackwells Publishing, Marston Road Edge DC 0.4791  

31 Northern Gateway OOC 30.753 

44 Elsfield Way, Elsfield Hall  OOC 0.7624  

45 Wolvercote Paper Mill OOC 4.9575  
Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.7 This table clearly shows how many employment sites in B1 use have either good or very good 
access to public transport. 81 out of a total of 88 (B1) sites have either good or very good 
access to public transport, which represents 92%.  Of these 60 some 74% lie within the city 
centre of District centres. The City centre having close access to the Rail Station and Bus 
Station, which includes access to national coaches particularly to London; together with an 
extensive range of local buses provided by the Oxford Bus Company and Stagecoach. Whilst 
the District centres are principally well served by the local bus service, although Summertown 
to the north of the city now lies within easy access of the new Oxford Parkway Station, which 
provides a direct link to London (Marylebone). Of those either on the edge of the City / District 
centre (10%) or even in Out-Of-centre (17%) these still scored well in the survey since the 
majority are still close to one of the main arterial roads that serve the city centre and or District 
centres and therefore lie on the bus routes. Even some of the Out-Of-Centre locations, such 
as the Northern Gateway site, lie in close proximity to one of the five Park and Ride 
interchanges that serve Oxford.   

Table 5.6:   Employment sites with poor or very poor public transport access 

Site 
No 
 

Site name Location Area (ha) 

77 Oxford Business Park OOC 8.2272  

79 Fenchurch Court, Bobby Fryer Close OOC 1.1607  

75 Chiltern Business Centre, Garsington Road OOC 0.849  

76 Nuffield Industrial Estate, Sandy Lane West  OOC 3.4733  

85 Littlemore Park, Armstrong Road OOC 5.4444  

40 Summertown Pavilion, 16-24 Middle Way Edge DC 0.067 

72 Oxford Science Park OCC 2.3508 
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Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.8 The B1 employment sites that scored badly with either poor or very poor public transport 
access are all in out-of-centre locations, near the ring road and lie within the south-eastern 
area of the city. This area is one the few areas of the Oxford that is generally not well served 
with public transport, other than Blackbird Leys and the Cowley centre, Templar’s Square. 
Chiltern Railways have expressed an interest in re-opening the Cowley Branch to passenger 
trains, which would make a significant improvement to accessibility since it links directly with 
the Rail Station in the City centre.   

Table 5.7: Employment sites with good or very good access to walking / cycling 
facilities 

Site 
No 
 

Site name Location Area (ha) 

77 Oxford Business Park OOC 8.2272  

79 Fenchurch Court, Bobby Fryer Close OOC 1.1607  

139 264 Banbury Road, Summertown DC 0.057  

75 Chiltern Business Centre, Garsington Road OOC 0.849  

47 Old Road Campus OOC 6.4054  

140 274 Banbury Road, Summertown DC 0.0405  

76 Nuffield Industrial Estate, Sandy Lane West OOC 3.4733  

17 University Press, Walton Street CC 2.0824  

33 Clarendon Business Centre, Belsyre Court, Woodstock Rd OOC 0.0303  

110 North Bailey House, New Inn Hall Street CC 0.0624  

111 Thomas Hull House, New Inn Hall Street CC 0.0236  

124 Boswell House, 1-5 Broad Street CC 0.0581  

136 228-240 Banbury Road, Summertown DC 0.0783  

109 One St. Aldates CC 0.1054  

112 St. Aldates Chambers, 109-113 St. Aldates CC 0.0941  

114 County Hall, New Road CC 0.3387  

123 6-7 Worcester Street CC 0.0836  

12 17-33 Beaumont CC 0.2929  

152 Crown House, 193 Cowley Road Edge DC 0.0253  

154 Tesco’s Boots 147-167 Cowley Road  DC 0.3132  

134 Lambourne House, 311-321 Banbury Road, Summertown  Edge DC 0.1849  
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142 267-269 Banbury Road, Summertown DC 0.0623  

143 285 Banbury Road, Summertown DC 0.0541  

146 BBC Radio Oxford, 265 Banbury Road DC 0.0501  

3 Launchpad, Said Business School CC 0.0257  

15 Blackwells, Beaver House, Hythe Bridge Street CC 0.2851  

16 King Charles House, Park End Street CC 0.3452  

54 Churchill Hospital site & Ambulance Resource Centre OOC 22.7367  

5 University of Oxford Science Area CC 12.4069  

115 1-16 King Edward Street CC 0.1173  

132 276-278 Banbury Road, Summertown DC 0.2613  

159 Lloyds Bank, London Road, Headington DC 0.023  

6 Oxford centre for Innovation, New Road CC 0.1829  

41 Jordon Hill Business Park, Banbury Road OOC 2.1881  

125 St. Georges Mansions, George Street CC 0.0341  

133 Suffolk House, 263 Banbury Road, Summertown DC 0.237  

144 Cranbrook House, 287 Banbury Road, Summertown DC 0.1217  

1 Clarendon House, Cornmarket Street CC 0.1819  

2 University Student Hub, Turl Street CC 0.0256  

82 Blackbird Leys Central Area DC 5.3441  

128 Blue Boar Court, Blue Boar Street CC 0.0364  

129 Park Central, 40-41 Park End Street CC 0.084  

22 Oxpens, Oxpens Road CC 6.2342  

90 The Old Music Hall, 106-108 Cowley Road Edge DC 0.0429  

10 Oxford Business Centre, Oxpens site CC 1.1673  

13 Isis Study Centre, Pembroke House, 36-37 Pembroke Street  CC 0.0278  

137 Former offices above M & S Banbury Road DC 0.1412  

80 Oxford Science Park at Minchery Farm  OCC 2.3508  

4 Speedwell House, Speedwell Street CC 0.0852  

102 Bacordo Court, 79-83 Temple Road OCC 0.4552 
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113 Ramsay House St. Ebbe’s Street CC 0.1403  

83 Cowley Centre, Templar’s Square DC 3.6524  

117 Greyfriars Court, Paradise Square  CC 0.1056  

153 134 A/B Cowley Road Edge DC 0.0589  

  27 Police Station, St. Aldates CC 0.1178  

120 58,59, 60 St. Aldates CC 0.0995  

121 St. Aldates Courtyard CC 0.0305  

23 Island Site, Park End Street CC 0.7444  

42 Site at corner of Hayfield Road and Aristotle Road OCC 0.1704  

122 Royal Mail Depot, Kingsmead House CC 0.1765  

126 Frewin Chambers, Cornmarket Street CC 0.0702  

43 Diamond Place and Ewart House DC 1.7321  

145 Twining House, 280 Banbury Road, Summertown DC 0.0392  

116 Old Rectory Paradise Street CC 0.1839  

40 Summertown Pavilion, 16-24 Middle Way Edge DC 0.067  

106 Magdalen Road and Newtec Place OCC 0.3846  

97 Builders Yard, Travis Perkins, Colin Street, Cowley Edge DC 0.7216  

26 Telephone Exchange, Speedwell Street CC 0.4036  

14 Workshops at 15-17 Edith Road OCC 0.1046  

86 Salter Brothers Ltd, Meadow Lane OCC 1.1519  

24 Worcester Street Car Park CC 0.52  

118 Unither House (Cooper Callas) 15 Paradise Street CC 0.1216  

105 Blackwells Publishing, Marston Street, Cowley Edge DC 0.4791  
Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.9 Of the total number (88) of B1 sites surveyed 75 of the employment sites scored good or very 
good for walking and cycling facilities. The majority of these sites, some 72% lie within the City 
centre or one of the District centres, which are main transport hubs and are well served by a 
range of different means of travel including both walking and cycling facilities. Of the other 
locations such as edge of centre (8%) and Out-of-Centre (17%) in most cases these are close 
to the main arterial roads into the city which have good walking and cycling facilities. In Oxford 
the Census 2011 showed the high proportion of people that do either cycle or walk to work.   
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Access to facilities and amenities 

5.3.10 Table 5.8 shows sites predominantly in B1 use, with good or very good access to facilities and 
amenities, ordered by the overall performance of the sites against the assessment criteria 

Table 5.8: Employment sites with good or very good access to facilities and amenities 

Site 
No 
 

Site name Location Area (ha) 

77 Oxford Business Park OOC 8.2272  

79 Fenchurch Court, Bobby Fryer Close OOC 1.1607  

139 264 Banbury Road, Summertown DC 0.057  

75 Chiltern Business Centre, Garsington Road OOC 0.849  

47 Old Road Campus OOC 6.4054  

140 274 Banbury Road, Summertown DC 0.0405  

76 Nuffield Industrial Estate, Sandy Lane West OOC 3.4733  

17 University Press, Walton Street CC 2.0824  

32 Clarendon Business Centre, Belsyre Court, Woodstock Rd OOC 0.0984  

110 North Bailey House, New Inn Hall Street CC 0.0624  

111 Thomas Hull House, New Inn Hall Street CC 0.0236  

124 Boswell House, 1-5 Broad Street CC 0.0581  

136 228-240 Banbury Road, Summertown DC 0.0783  

109 One St. Aldates CC 0.1054  

112 St. Aldates Chambers, 109-113 St. Aldates CC 0.0941  

114 County Hall, New Road CC 0.3387  

123 6-7 Worcester Street CC 0.0836  

12 17-33 Beaumont CC 0.2929  

152 Crown House, 193 Cowley Road Edge DC 0.0253  

154 Tesco’s Boots 147-167 Cowley Road  DC 0.3132  

134 Lambourne House, 311-321 Banbury Road, Summertown  Edge DC 0.1849  

142 267-269 Banbury Road, Summertown DC 0.0623  

143 285 Banbury Road, Summertown DC 0.0541  

146 BBC Radio Oxford, 265 Banbury Road DC 0.0501  

3 Launchpad, Said Business School CC 0.0257  
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15 Blackwells, Beaver House, Hythe Bridge Street CC 0.2851  

16 King Charles House, Park End Street CC 0.3452  

54 Churchill Hospital site & Ambulance Resource Centre OOC 22.7367  

5 University of Oxford Science Area CC 12.4069  

115 1-16 King Edward Street CC 0.1173  

132 276-278 Banbury Road, Summertown DC 0.2613  

159 Lloyds Bank, London Road, Headington DC 0.023  

6 Oxford centre for Innovation, New Road CC 0.1829  

125 St. Georges Mansions, George Street CC 0.0341  

133 Suffolk House, 263 Banbury Road, Summertown DC 0.237  

144 Cranbrook House, 287 Banbury Road, Summertown DC 0.1217  

1 Clarendon House, Cornmarket Street CC 0.1819  

2 University Student Hub, Turl Street CC 0.0256  

82 Blackbird Leys Central Area DC 5.3441  

128 Blue Boar Court, Blue Boar Street CC 0.0364  

129 Park Central, 40-41 Park End Street CC 0.084  

22 Oxpens, Oxpens Road CC 6.2342  

90 The Old Music Hall, 106-108 Cowley Road Edge DC 0.0429  

10 Oxford Business Centre, Oxpens site CC 1.1673  

13 Isis Study Centre, Pembroke House, 36-37 Pembroke Street  CC 0.0278  

137 Former offices above M & S Banbury Road DC 0.1412  

80 Oxford Science Park at Minchery Farm  OCC 2.3508  

4 Speedwell House, Speedwell Street CC 0.0852  

102 Bacordo Court, 79-83 Temple Road OCC 0.4552  

113 Ramsay House St. Ebbe’s Street CC 0.1403  

83 Cowley Centre, Templar’s Square DC 3.6524  

117 Greyfriars Court, Paradise Square  CC 0.1056  

153 134 A/B Cowley Road Edge DC 0.0589  

27 Police Station, St. Aldates CC 0.1178  

120 58,59, 60 St. Aldates CC 0.0995  
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121 St. Aldates Courtyard CC 0.0305  

23 Island Site, Park End Street CC 0.7444  

42 Site at corner of Hayfield Road and Aristotle Road OCC 0.1704  

126 Frewin Chambers, Cornmarket Street CC 0.0702  

43 Diamond Place and Ewart House DC 1.7321  

145 Twining House, 280 Banbury Road, Summertown DC 0.0392  

116 Old Rectory Paradise Street CC 0.1839  

40 Summertown Pavilion, 16-24 Middle Way Edge DC 0.067  

106 Magdalen Road and Newtec Place OCC 0.3846  

97 Builders Yard, Travis Perkins, Colin Street, Cowley Edge DC 0.7216  

26 Telephone Exchange, Speedwell Street CC 0.4036  

14 Workshops at 15-17 Edith Road OCC 0.1046  

86 Salter Brothers Ltd, Meadow Lane OCC 1.1519  

24 Worcester Street Car Park CC 0.52 

118 Unither House (Cooper Callas) 15 Paradise Street CC 0.1216  

105 Blackwells Publishing, Marston Street, Cowley Edge DC 0.4791  
Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.11 This table shows that of the 88 sites surveyed  some 73 were scored between good and very 
good in terms of their proximity to amenities and facilities. The majority (73%) of all the sites 
are located within the City centre and or District centres, where such facilities are readily 
accessible. Those on the edge of centres (9%) equally scored well since they were still close 
to these centres, whilst those sites in out-of-centre locations (19%) generally were within a 
reasonable distance of some facilities. It does confirm that the urban area of the city is 
compact and sustainable being well served by a range of centres, which include the City and 
District centres together with a network of Neighbourhood centres.  

Overall quality of employment sites 

5.3.12 The survey used three key criteria to assess the quality of the employment sites, which 
included an assessment of the condition of existing premises; general attractiveness of the 
location; and environmental quality using the following factors and scoring: 

Condition of existing premises 

1   Poor: buildings and external areas are of very poor quality and condition / very restricted 
circulation and servicing facilities 

2   Fair: generally buildings and external areas appear adequate, although some aspects may 
be poor 
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3   Good: generally buildings and external areas are of good standard 

4   Very good: buildings and external areas are of a very good quality and condition providing 
a good  range of building type, size and tenure / good circulation and servicing facilities 

General attractiveness of the location 

1   Poor: surrounding environment is of poor quality; low profile/visibility; poor/run-down/ 
unattractive appearance; attracts lower end users 

2  Fair: some of the above aspects are more attractive 

3  Good: most of the aspects are attractive though some users would likely look for a better 
standard 

4 Very good: quality of surrounding environment will be likely to be a positive factor to 
attracting occupiers; high profile/visibility; high quality appearance, environment and quality of 
occupiers 

Environmental quality 

1 Poor: the site is substantially exposed to noise, dust and /or smell which significantly affects 
the quality of the immediate environment 

2 Fair: the site is exposed to some noise, dust or smell which somewhat affects the quality of 
the environment at certain periods of day 

3 Good: occasionally, the site is exposed to some noise, dust or smell which can affect the 
amenity of the immediate environment 

4 Very good: the site does not appear to be exposed to unreasonable levels of noise, smell, 
dust or other amenity factors 

5.3.13 Table 5.9 shows employment sites predominantly in B1 use, in good or very good condition, 
ordered by overall performance against assessment criteria.  

 Table 5.9:   Employment sites in good or very good condition 

Site 
No 
 

Site name Location Area (ha) 

77 Oxford Business Park OOC 8.2272  

79 Fenchurch Court, Bobby Fryer Close OOC 1.1607  

139 264 Banbury Road, Summertown DC 0.057  

156 Advice Centre 44B Princes Street Edge DC 0.0245 

9 Radcliffe Observatory Quarter CC 4.2093 

138 Mayfield Road, 256 Banbury Road DC 0.0417 

35 Oxfam House, 274 Banbury Road DC 0.0319 

55 Nielsen London Road OCC 4.8476 
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75 Chiltern Business Centre, Garsington Road OOC 0.849  

47 Old Road Campus OOC 6.4054  

140 274 Banbury Road, Summertown DC 0.0405  

76 Nuffield Industrial Estate, Sandy Lane West OOC 3.4733  

17 University Press, Walton Street CC 2.0824 

33 Clarendon Business Centre, Belsyre Court, Woodstock Rd OOC 0.0303  

110 North Bailey House, New Inn Hall Street CC 0.0624  

111 Thomas Hull House, New Inn Hall Street CC 0.0236  

124 Boswell House, 1-5 Broad Street CC 0.0581  

136 228-240 Banbury Road, Summertown DC 0.0783  

109 One St. Aldates CC 0.1054  

112 St. Aldates Chambers, 109-113 St. Aldates CC 0.0941  

114 County Hall, New Road CC 0.3387  

123 6-7 Worcester Street CC 0.0836  

12 17-33 Beaumont CC 0.2929  

152 Crown House, 193 Cowley Road Edge DC 0.0253  

134 Lambourne House, 311-321 Banbury Road, Summertown  Edge DC 0.1849  

142 267-269 Banbury Road, Summertown DC 0.0623  

143 285 Banbury Road, Summertown DC 0.0541  

146 BBC Radio Oxford, 265 Banbury Road DC 0.0501  

72 Oxford Science Park OCC 2.3508 

3 Launchpad, Said Business School CC 0.0257  

15 Blackwells, Beaver House, Hythe Bridge Street CC 0.2851  

16 King Charles House, Park End Street CC 0.3452  

54 Churchill Hospital site & Ambulance Resource Centre OOC 22.7367  

5 University of Oxford Science Area CC 12.4069  

115 1-16 King Edward Street CC 0.1173  

132 276-278 Banbury Road, Summertown DC 0.2613  

159 Lloyds Bank, London Road, Headington DC 0.023  

6 Oxford centre for Innovation, New Road CC 0.1829  
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41 Jordon Hill Business Park  OCC 2.1881 

125 St. Georges Mansions, George Street CC 0.0341  

144 Cranbrook House, 287 Banbury Road, Summertown DC 0.1217  

1 Clarendon House, Cornmarket Street CC 0.1819  

2 University Student Hub, Turl Street CC 0.0256  

128 Blue Boar Court, Blue Boar Street CC 0.0364  

129 Park Central, 40-41 Park End Street CC 0.084  

90 The Old Music Hall, 106-108 Cowley Road Edge DC 0.0429  

13 Isis Study Centre, Pembroke House, 36-37 Pembroke Street  CC 0.0278  

4 Speedwell House, Speedwell Street CC 0.0852  

113 Ramsay House St. Ebbe’s Street CC 0.1403  

83 Cowley Centre DC 3.6524 

117 Greyfriars Court, Paradise Square  CC 0.1056  

27 Police Station, St. Aldates CC 0.1178  

120 58,59, 60 St. Aldates CC 0.0995  

121 St. Aldates Courtyard CC 0.0305  

122 Royal Mail Depot Kingsmead House CC 0.1765 

105 Blackwells Publishing, Marston Road Edge DC 0.4791 

42 Site at corner of Hayfield Road and Aristotle Road OCC 0.1704  

145 Twining House, 280 Banbury Road, Summertown DC 0.0392  

10 Oxford Business Centre, Oxpens  CC 1.1673  
Note location: CC (City centre) DC (District centre) Edge DC (Edge of District centre) and OCC (out-of-centre) 

5.3.14 Of the total number of B1 employment sites (88) there were 61 (69%) that were rated good or 
very good in terms of the condition of the premises; general attractiveness of the location and 
environmental quality. The majority 75% are located within the City centre and or District 
centres; together with a further 8% on the edge of these centres. The remaining 16% were in 
out-of-centre locations. The findings of the survey about the condition of the existing stock 
does align with the Property Market Assessments made by the agents both in their responses 
and through research undertaken on the condition of the existing stock available on the 
market. The high scoring for the general attractiveness of the location and environmental 
quality do reflect the majority of their locations in key employment hubs including the City and 
District centres.   

5.3.15 Table 5.10 shows employment sites, predominately in B1 use, in poor / very poor condition, 
ordered by overall performance against assessment criteria.  
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Table 5.10:   Employment sites in poor or very poor condition 

Site 
No 
 

Site name Location Area (ha) 

154 Tesco, Boots 147-167 Cowley Road DC 0.3132  

133 Suffolk House, 263 Banbury Road DC 0.237  

82 Blackbird Leys Central Area  DC 5.3441  

22 Oxpens, Oxpens Road CC 6.2342  

137 Former offices above M & S, Banbury Road DC 0.1412  

102 Bacordo Court, 79-83 Temple Road OCC 0.4552  

153 134/A/B Cowley Road DC 0.0589  

23 Island site, Park End Street CC 0.7444  

42 Site corner of Hayfield Road OCC 0.1704 

126 Frewin Chambers, Cornmarket Street  CC 0.0702  

43 Diamond Place, Ewart House DC 1.7321  

93 Enterprise Centre, Standingford House, Cave Street OCC 0.1513  

116 Old Rectory, Paradise Square OCC 0.1839 

40 Summertown Pavilion, Middle Way Edge DC 0.067  

106 Magdalen Road Newtec Place OCC 0.3846  

97 Builders Yard, Travis Perkins, Chapel Street, Cowley Edge DC 0.7216   

26 Telephone Exchange  CC 0.4036  

14 Workshops at Edith Road OCC 0.1046  

86 Salter Brothers, Meadow Lane OCC 1.1519 

118 Unither House (Cooper Callas), Paradise Street CC 0.1216  

44 Elsfield Way OCC 0.7624  
 

5.3.16 There were some 21 sites that scored only fair or poor of these 14, some 64% lie within the 
City or District centres. Whilst a further 17% lie on the edge of the District centre, with the 
remaining 19% are in out-of-centre locations. It is clear from a more detailed assessment that 
the relatively poor scoring of these sites reflected the fact that this included a number that are 
either older properties or under-used sites which could be intensified.  
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5.4 Cluster suitability for B2/B8 Land-use 

5.4.1 This section is an assessment of sites currently used for B2/B8 uses based on criteria that are 
particularly relevant to B2/B8 uses to measure their performance and suitability for continuing 
operation in these locations. The criteria that allow a reasonable assessment to be made 
include the following key factors:  

• Access to Strategic road network 
• Local road access 
• Proximity to incompatible uses 
• Servicing of businesses; and 
• Availability of parking 

Transport accessibility 

5.4.2 The strategic transport accessibility of employment sites was determined through desk-based 
research and site visits. Criteria used to assess this included: 

• Strategic road access 
• Local road access 

Strategic road access 

5.4.3 Table 5.11 shows B2/B8 employment sites with very good/ good strategic road access 
ordered by performance against assessment criteria.  

Table 5.11: Employment sites with very good / good strategic road access 

Site 
No 

Site name 
 

Use Designation Area 

78 BMW Garsington Road B2 Protected 70.0486  

73 County Trading Estate Watlington Road B2/B8 Protected 9.7794  

70 Ashville Way B2/B8 Protected 4.0131  

74 Harrow Road Industrial Estate, Watlington Road B8 Protected 4.0131  

28 Storage Building, 91-99 Botley Road B8 Protected 0.1109  

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

81 Rover Sports Club (BMW) B2 Allocation 9.9229  

69 Telephone Exchange and offices, St. Lukes Rd / 
Between Towns Rd 

Sui 
Generis 

Protected 0.6007 

 

101 Horspath Industrial Estate, Peterley Rd / Pony Rd B2/B8 Protected 8.1634  

68 Former Pickfords site, Sandy Lane West and Spring Rd B8 / Sui 
Generis 

Non-Allocated 2.8253 

 

52 Blanchfords Builders Yard, Windmill Rd Sui G Protected 0.9379  

53 Tyre and Exhaust centre, 72 London Rd Sui G Protected 0.0545  

19 Fire Station Sui G Allocated 0.501  
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88 Car and Exhaust depot, 302 Abingdon Rd B2 / Sui 
G 

Protected 0.067 

 

150 Swan Motor Centre, Between Towns Road Sui G Non-Allocated  0.1314  

151 Car Wash / Car Centre Sui G Non-Allocated 0.2602  

50 Quarry Motoring centre, Green Rd B2/Sui 
G 

Protected 0.0548 

 

104 The Tyre Depot, Marsh Rd Sui G Protected 0.02  

99 J H Cox Ltd, Builders Yard, 108 Temple Rd Sui G  Protected 0.11  

87 Dairy Depot, Old Abingdon Rd B8 / Sui 
G 

Protected 0.05 

 

36 Garage Repair workshop, 2A off Hayfield Rd B2 / Sui 
G 

Protected 0.0239 

 

92 Cowley Marsh Depot Sui G  Allocated 1.7054  

98 Printing works, Crescent Rd B2 Protected  0.0505  

37 Telephone Repeater Station, Woodstock Rd Sui G  Protected 0.5384 

 

103 474 Cowley Road, Powell’s Timber Yard Sui G Protected 0.3392  

67 Unipart B8 Non-protected 30.6588  

30 Osney Mead B2/B8 Protected  1.48 

 

5.4.4 Of the total number (32) of employment sites (B2/B8) uses some 27 scored good or very good 
in terms of their strategic road access, which represents a very high proportion some 84%. 
These sites comprise mainly allocated sites (allocated / protected).   

5.4.5 Table 5.12 shows B2/B8 employment sites with very good/ good local road access ordered by 
performance against assessment criteria.    

Table 5.12: Employment sites with very good / good local road access 

Site 
No 

Site name 
 

Use Designation Area 

78 BMW Garsington Road B2 Protected 70.0486  

73 County Trading Estate Watlington Road B2/B8 Protected 9.7794  

70 Ashville Way B2/B8 Protected 4.0131  

74 Harrow Road Industrial Estate, Watlington Road B8 Protected 4.0131  



 Oxford City Employment Land Assessment 2016 

 

61 

 

 

28 Storage Building, 91-99 Botley Road B8 Protected 0.1109  

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

81 Rover Sports Club (BMW) B2 Allocation 9.9229  

69 Telephone Exchange and offices, St. Lukes Rd / 
Between Towns Rd 

Sui 
Generis 

Protected 0.6007 

 

101 Horspath Industrial Estate, Peterley Rd / Pony Rd B2/B8 Protected 8.1634  

68 Former Pickfords site, Sandy Lane West and Spring Rd B8 / Sui 
Generis 

Non-Allocated 2.8253 

 

53 Tyre and Exhaust centre, 72 London Rd Sui G Protected 0.05 

19 Fire Station Sui G Allocated 0.501  

88 Car and Exhaust depot, 302 Abingdon Rd B2 / Sui 
G 

Protected 0.067 

 

150 Swan Motor Centre, Between Towns Road Sui G Non-Allocated  0.1314  

151 Car Wash / Car Centre Sui G Non-Allocated 0.2602  

104 The Tyre Depot, Marsh Rd Sui G Protected 0.02 

87 Dairy Depot, Old Abingdon Rd B8 / Sui 
G 

Protected 0.05 

 

20 Becket Street CarPark Sui G Allocated 2.4986  

37 Telephone Repeater Station, Woodstock Rd Sui G  Protected 0.5384  

30 Osney Mead B2/B8 Protected 1.48 

 

5.4.6 Of the total number (32) of employment sites (B2/B8) uses some 20 scored good or very good 
in terms of their strategic road access, which represents a very high proportion (63%). These 
sites comprise mainly allocated or protected sites.     

Impact on surrounding amenity 

5.4.7 Table 5.13 shows B2/B8 employment sites which were rated good or very good in terms of 
compatibility with other uses, in order of their overall performance against the assessment 
criteria.  

Table 5.13: Employment sites (including B2/B8 uses) with bad neighbour uses and 
proximity to residential uses  

Site 
No 

Site name 
 

Use Designation Area 

78 BMW Garsington Road B2 Protected 70.0486  
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73 County Trading Estate Watlington Road B2/B8 Protected 9.7794  

70 Ashville Way B2/B8 Protected 4.0131  

74 Harrow Road Industrial Estate, Watlington Road B8 Protected 4.0131  

28 Storage Building, 91-99 Botley Road B8 Protected 0.1109  

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

81 Rover Sports Club (BMW) B2 Allocation 9.9229  

101 Horspath Industrial Estate, Peterley Rd / Pony Rd B2/B8 Protected 8.16 

68 Former Pickfords site, Sandy Lane West and Spring Rd B8 / Sui 
Generis 

Non-Allocated 2.8253 

 

19 Fire Station Sui G Allocated 0.501  

88 Car and Exhaust depot, 302 Abingdon Rd B2 / Sui 
G 

Protected 0.067 

 

150 Swan Motor Centre, Between Towns Road Sui G Non-Allocated  0.1314  

96 Phoenix Autos, Jeune Street Sui G Non-Allocated 0.0923  

151 Car Wash / Car Centre Sui G Non-Allocated 0.2602  

67 Unipart B8 Non-Allocated 30.6588 

 

5.4.8 Of the total number (32) of B2/B8 employment sites 15 sites or 47%, set out in the above table 
comprised principally either protected or allocated sites that are located within employment 
areas or close to main arterial roads. As such their operation for B2, B8 or Sui Generis uses 
does not have an adverse environmental impact on surrounding land uses.   

5.4.9 Table 5.14 shows B2/B8 employment sites, ordered by their overall performance against the 
assessment criteria, which scored poor or fair in terms of their relationship to incompatible 
uses such as residential development.  

Table 5.14: Employment sites that scored poor / fair in terms of their relationship to 
incompatible uses such as residential development.  

Site 
No 

Site name 
 

Use Designation Area 

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

69 Telephone Exchange and offices, St. Luke’s Rd / 
Between Towns Rd 

Sui G Protected 0.6007  

 

52 Blanchfords Builders Yard Sui G Protected 0.9379  

53 Tyre and Exhaust centre, 72 London Rd Sui G Protected 0.0545  
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88 Car and Exhaust depot, 302 Abingdon Rd B2/ 
Sui G 

Protected 0.067 

 

96 Phoenix Autos, Jeune Street B2 / 
Sui G 

Non-Allocated 0.0923 

 

50 Quarry Motoring centre, Green Rd B2/ 
Sui G 

Protected 0.0548 

 

104 The Tyre Depot, Marsh Road Sui G Protected 0.02 

99 J H Cox Ltd, Builders Yard, 108 Temple Rd Sui G Protected 0.1149  

87 Dairy Depot, Old Abingdon Rd B8/ 
Sui G 

Protected 0.05 

 

36 Garage Repair workshop, 2A off Hayfield Rd B2/ 
Sui G 

Protected 0.0239 

 

92 Cowley Marsh Depot Sui G Allocated 1.7054  

20 Becket Street CarPark  Sui G Allocated 2.4986  

  7 Osney Warehouse, Osney Lane  B8 Non-Allocated 0.1865  

98 Printing works, Crescent Rd B2 Protected 0.0505  

38 Builders Yard Southmoor Road Sui G Protected 0.1017 

 

5.4.10 Of the total number (32) of B2/B8 employment sites, 17 sites (53%) comprise mainly protected 
or allocated sites. These are generally smaller individual B2/ B8 or Sui Generis businesses 
which operate near to or within residential areas and therefore could potentially have an 
environmental impact on neighbouring properties. In practice however the majority of these 
businesses have been operating successfully for a number of years and do make an important 
contribution to the local economy.  

Servicing of businesses 

5.4.11 For sites where B2/B8 land uses predominate, it is important that there is designated and 
adequate space for the servicing of businesses.  

5.4.12 Table 5.15 shows B2/B8 employment sites, ordered by their overall performance against the 
assessment criteria, that were rated good or very good for servicing of businesses.  

Table 5.15: Employment sites that scored good / very good for servicing of businesses 

Site 
No 

Site name 
 

Use Designation Area 

78 BMW Garsington Road B2 Protected 70.0486  

73 County Trading Estate Watlington Road B2/B8 Protected 9.7794  
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70 Ashville Way B2/B8 Protected 4.0131  

74 Harrow Road Industrial Estate, Watlington Road B8 Protected 4.0131  

28 Storage Building, 91-99 Botley Road B8 Protected 0.1109  

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

81 Rover Sports Club (BMW) B2 Allocation 9.9229  

69 Telephone Exchange and offices, St. Lukes Rd / 
Between Towns Rd 

Sui 
Generis 

Protected 0.6007 

 

101 Horspath Industrial Estate, Peterley Rd / Pony Rd B2/B8 Protected 8.1634  

68 Former Pickfords site, Sandy Lane West and Spring Rd B8 / Sui 
Generis 

Non-Allocated 2.8253 

 

52 Blanchfords Builders Yard, Windmill Rd Sui G Protected 0.9379  

53 Tyre and Exhaust centre, 72 London Rd Sui G Protected 0.0545  

19 Fire Station Sui G Allocated 0.501  

88 Car and Exhaust depot, 302 Abingdon Rd B2 / Sui 
G 

Protected 0.067 

 

150 Swan Motor Centre, Between Towns Road Sui G Non-Allocated  0.1314  

96 Phoenix Autos, Jeune Street Sui G Non-Allocated 0.0923  

151 Car Wash / Car Centre Sui G Non-Allocated 0.26 

50 Quarry Motoring centre, Green Rd B2/Sui 
G 

Protected 0.0548 

 

104 The Tyre Depot, Marsh Rd Sui G Protected 0.02 

99 J H Cox Ltd, Builders Yard, 108 Temple Rd Sui G  Protected 0.1149   

87 Dairy Depot, Old Abingdon Rd B8 / Sui 
G 

Protected 0.05 

 

36 Garage Repair workshop, 2A off Hayfield Rd B2 / Sui 
G 

Protected 0.0239 

 

92 Cowley Marsh Depot Sui G  Allocated 1.7054  

20 Becket Street CarPark Sui G Allocated 2.4986  

7 Osney Warehouse, Osney Lane B8 Non-Allocated 0.1865  

38 Builders Yard, Southmoor Road Sui G Protected 0.1017  

37 Telephone Repeater Station, Woodstock Rd Sui G  Protected 0.5384  
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67 Unipart B8 Non-Allocated 30.6588  

30 Osney Mead B2/B8 Protected 1.48 

 

5.4.13 Of the total number (32) of B2/B8 employment sites 29 or 90% of all sites surveyed scored 
good or very good in terms of the servicing arrangements. This included 23 sites that were 
either key protected or allocated for employment use.  

Availability of parking 

5.4.14 For sites with B2/B8 land uses it is important that there is adequate parking space to 
accommodate the needs of businesses. The availability and type of parking was assessed 
during the field survey together with a desk-based assessment. 

5.4.15 Table 5.16 shows sites in order of their overall performance against assessment criteria, that 
were rated good or very good for parking facilities.  

Table 5.16: Employment sites in B2/B8 or Sui Generis Uses that scored good/very good 
in terms of providing adequate parking facilities 

Site 
No 

Site name 
 

Use Designation Area 

78 BMW Garsington Road B2 Protected 70.0486  

73 County Trading Estate Watlington Road B2/B8 Protected 9.7794  

70 Ashville Way B2/B8 Protected 4.0131  

74 Harrow Road Industrial Estate, Watlington Road B8 Protected 4.0131  

28 Storage Building, 91-99 Botley Road B8 Protected 0.1109  

51 Warehouses off Kiln Lane, Shelley Close B8 Protected 1.4841  

81 Rover Sports Club (BMW) B2 Allocation 9.9229  

69 Telephone Exchange and offices, St. Lukes Rd / 
Between Towns Rd 

Sui 
Generis 

Protected 0.6007 

 

101 Horspath Industrial Estate, Peterley Rd / Pony Rd B2/B8 Protected 8.1634  

68 Former Pickfords site, Sandy Lane West and Spring Rd B8 / Sui 
Generis 

Non-Allocated 2.8253 

 

52 Blanchfords Builders Yard, Windmill Rd Sui G Protected 0.9379  

53 Tyre and Exhaust centre, 72 London Rd Sui G Protected 0.0545  

19 Fire Station Sui G Allocated 0.501  

88 Car and Exhaust depot, 302 Abingdon Rd B2 / Sui 
G 

Protected 0.067 
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150 Swan Motor Centre, Between Towns Road Sui G Non-Allocated  0.1314  

151 Car Wash / Car Centre Sui G Non-Allocated 0.26 

50 Quarry Motoring centre, Green Rd B2/Sui 
G 

Protected 0.0548 

 

104 The Tyre Depot, Marsh Rd Sui G Protected 0.02 

99 J H Cox Ltd, Builders Yard, 108 Temple Rd Sui G  Protected 0.1149  

87 Dairy Depot, Old Abingdon Rd B8 / Sui 
G 

Protected 0.05 

 

36 Garage Repair workshop, 2A off Hayfield Rd B2 / Sui 
G 

Protected 0.0239 

 

92 Cowley Marsh Depot Sui G  Allocated 1.7054  

20 Becket Street CarPark Sui G Allocated 2.4986  

7 Osney Warehouse, Osney Lane B8 Non-Allocated 0.1865  

38 Builders Yard Southmoor Road Sui G Protected 0.1017  

37 Telephone Repeater Station, Woodstock Rd Sui G  Protected 0.5384  

67 Unipart B8 Non-Allocated 30.6588  

30 Osney Mead B2/B8 Protected 1.48 

 

5.4.16 The table above shows that of the total number of sites (32) the majority 28 or 86% of the 
employment sites scored good / very good and as such do appear to have adequate parking 
facilities available on site for the operation of their business.  The majority of these 23 sites are 
either allocated or protected.  

5.4.17 Table 5.17 shows B2/B8 employment sites, ordered by their overall performance against the 
assessment criteria, that were rated as poor or fair in terms of parking facilities.  

 

Table 5.17: Employment sites that scored poor / fair parking facilities available 

Site 
No 

Site name 
 

Use Designation Area 

96 Phoenix Autos, Jeune Street Sui G Non-Allocated 0.0923  

98 Printing works, Crescent Rd B2 Protected  0.0505  

103 474 Cowley Road, Powell’s Timber Yard Sui G Protected 0.3392  

100 Green St. Bindery 9 Green St B2 Protected 0.0448  
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5.4.18 The table above shows that only 4 out of the 32 employment sites / areas surveyed did not 
have adequate parking facilities. These sites comprise either buildings that cover the whole 
site and or have very limited parking available.  

5.5 Summary analysis of all employment sites 

5.5.1 The following commentary looks at each spatial cluster and provides a brief summary of the 
characteristics of each area together with the broad sectors of the businesses currently 
operating there and their key sector strengths.   

5.5.2 City centre: This cluster is one of the key areas for office use (B1) within the city. It includes 
two major University Campuses comprising the University Science Area and the Radcliffe 
Observatory Quarter together with 23 individual sites, 1 Industrial Estate (Osney Mead), 4 
Business Centres (serviced offices for start-ups) and a social enterprise Student Hub. Key 
sector strengths: Knowledge; Financial and Professional; Research and Development; Life 
Sciences; University spin-outs; Education; Publishing; Social Enterprise. 

5.5.3 Templars Square Primary District Centre: Although this is designated a Primary District 
centre it reflects its importance as a retail shopping centre. Within the centre there is an 
individual office (B1) block and a few opportunities for potential regeneration to make better 
use of these sites.  There has been some Master Planning work undertaken on Templars 
Square Retail Shopping Centre but the proposals include a significant amount of new 
residential development, a new hotel (2,583 m2) and some A3 (restaurant) uses (950 m2). 
Key sector strengths: Retail 

5.5.4 Summertown District Centre:  As a District centre it is well represented with office (B1) uses 
and has 17 employment sites characterised mainly by individual sites but including a Business 
Centre (serviced offices). There are no Industrial uses (B2/B8) within the centre. Key sector 
strengths: Financial and Professional  

5.5.5 Cowley Road District Centre: This District centre has some (6 ) individual office (B1) 
premises the majority within the centre but a few on the edge. There are no Industrial uses 
(B2/B8) within the centre. Key sector strengths: Financial and Professional 

5.5.6 Headington District Centre:  This District centre has a few (3) office (B1) uses which are all 
as individual sites. There are two industrial uses (B2/B8) towards the edge of the centre. Key 
sector strengths: Financial and Professional 

5.5.7 Blackbird Leys District Centre: This District centre presently has some retail uses but no 
office (B1) or industrial uses (B2/B8). It does however lie within a Regeneration Area where 
mixed-use developments including employment will be promoted. Key sector strengths: 
Mixed-use only   

5.5.8 South-East: This cluster is one of the most important employment areas within the city. Office 
and science uses (B1) are well represented with both the Oxford Business Park and Oxford 
Science Park together with two medium sized estates. The industrial uses (B2 and B8) include 
some major strategic sites occupied by key employers such as BMW and Unipart together 
with five estates. Key sector strengths: Knowledge economy; Life Sciences; Science; Car 
manufacturing and Distribution;  



 Oxford City Employment Land Assessment 2016 

 

68 

 

 

5.5.9 Headington: This cluster is very important since it includes the grouping of the major 
hospitals. Those actively involved in research and development (B1) in collaboration with the 
University Hospitals Trust comprise the Churchill Hospital, Old Road Campus and John 
Radcliffe. The area is also home to Oxford Brookes University. Key sector strengths: Health, 
Clinical Excellence and Research and Development; Education  

5.5.10 North: This cluster includes one major strategic site (Northern Gateway) which benefits from 
an Area Action Plan and will shortly be subject to the submission of an outline planning 
application by the landowners (St. Johns College) for a new science and office Business Park 
(B1). There is an existing Business Park currently operating well, nearby at Jordon Hill. A 
Business Centre (serviced offices) is located long the Woodstock Road together with a few 
individual sites. There is only one Industrial (B2/B8) site. Key sector strengths: Knowledge 
economy; Science; Publishing.   

5.5.11 East: This cluster has a few office (B1) uses that include two Business Centres (Enterprise 
Centre and Old Music Hall) that provide space for small businesses and some co-worker 
space. It does however overall have a greater representation of Industrial (B2/B8) uses on 
small individual sites. Key sector strengths:    

5.5.12 North-East: This is a fairly small cluster comprising individual sites. Office (B1) is well 
represented by Neilsens although they are shortly to relocate to the Business Park. Whilst 
Industrial (B2/B8) uses include only one individual local business. Key sector strengths: 
Knowledge economy;  

5.5.13 South and West: This cluster has few employment sites characterised mainly by Industrial 
(B2/B8) uses on individual sites. Key sector strengths:  

 

5.6 Summary conclusions 

5.6.1 This qualitative survey was undertaken by staff from the Planning Policy Team in the City 
Council who used desk-based assessments together with site surveys of individual sites. The 
employment sites that were assessed comprised both allocated and protected employment 
sites together with a range of non-allocated sites. In total 120 sites / employment areas were 
assessed which included 88 B1 sites and 32 B2/B8/Sui Generis sites. This assessment was 
carried out using 20 criteria. The survey assessed individual sites/ areas against a range of 
criteria covering key issues such as accessibility; general location and neighbours; site 
characteristics; quality of the environment; market conditions; ownership and potential for 
development; together with some wider economic factors. Owing to the different site 
characteristics required by office (B1) and industrial (B1/B8/Sui Generis) users, the analysis 
assessed each site on the basis of their existing use.  

5.6.2 Amongst the top 20 highest scoring sites taking into account all the criteria used to assess the 
88 individual B1 employment uses, the majority are well served by public transport and 
strategically well sited. There are however a few exceptions such as the Oxford Business Park 
and Neilsen’s that are in out-of-centre locations but scored well given their condition, 
performance and management.  

5.6.3 In assessing the strategic transport access for B1 uses it is necessary to consider a range of 
key factors including strategic road access, public transport access and walking and cycling. 
Although the employment sites for B1 uses did not score particularly well in terms of strategic 
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access with only 34% being good or very good, by comparison 90% were considered to have 
either good or very good public transport access and 85% scored good or very good for 
walking and cycling facilities. These high scores for transport access together with those for 
good or very good access to facilities and amenities do reflect the location of these B1 
employment sites which predominantly lie within the City centre and or District centres. The 
majority 55 of the total B1 employment sites, some 66% do appear from the survey to be in 
good or very good condition, this reflects the findings of the Property Market Review about the 
condition of the existing stock available on the market. There were some 24 sites that scored 
only fair or poor of these 14, some 64% lie within the City or District centres. Whilst a further 
17% lie on the edge of the District centre, with the remaining 19% are in out-of-centre 
locations. 

5.6.4 Of the B2/B8 employment sites surveyed a high proportion 86% scored good or very good in 
terms of their strategic road access. The split between employment sites being compatible 
with their relationship to residential development was fairly evenly split some 53% scoring poor 
/ fair whilst the remaining 47% scored good or very good. The majority of sites scored well in 
terms of servicing but particularly well for parking facilities.  

5.6.5 The assessment of vacancy levels shows the relatively small number of employment sites only 
16 out of the overall total of 120 sites experienced a vacancy rate of over 25% of the property 
or land. This analysis shows that the existing supply of employment sites for both Office (Class 
B1) and Industrial (Class B2/B8) uses is being very well occupied and used by companies and 
businesses in Oxford. It is therefore important to ensure that the supply of this employment 
property and land is secured for existing businesses to be able to start-up and grow-on within 
the City; and that there are opportunities available to attract inward investment opportunities 
for companies to build on Oxford’s strengths and contribute to the national and local economy.   

5.6.6 The spatial analysis of the employment sites by clusters/areas considered the performance of 
existing firms in both office (B1) and Industrial (B2/B8) uses. In the case of Office (B1) uses 
the City and District centres scored highly. The City centre being particularly important with 
two major University Campuses comprising the University Science Area and the Radcliffe 
Observatory Quarter together with 23 individual sites, 4 Business Centres (serviced offices for 
start-ups) and a social enterprise Student Hub. This number of jobs in the City centre is 
estimated to be 31,400. This cluster makes a valuable contribution towards key sectors in 
Oxfords economy such as Knowledge; Financial and Professional; Research and 
Development; Life Sciences; University spin-outs; Education; Publishing; Social Enterprise. 

5.6.7 The Headington area is a very important cluster since it includes the grouping of the major 
hospitals. Those actively involved in research and development (B1) include the Churchill 
Hospital, Old Road Campus and John Radcliffe who work with the University of Oxford as part 
of the University Hospitals Trust. The number of jobs within the Headington area is about 
19,000. This area is also home to Oxford Brookes University, who work alongside business to 
develop key areas of expertise in automotive, publishing, climate change, enterprise and 
innovation. This cluster therefore makes a particular contribution towards key sector in Health, 
Clinical Excellence, Life Sciences and Research and Development. 

5.6.8 The South-East area: This cluster is one of the most important employment areas within the 
city. It is estimated that some 20,000 people are employed in this area, which includes both 
Cowley and Littlemore. Office and science uses (B1) are well represented with both the Oxford 
Business Park and Oxford Science Park together with two medium sized estates. The 
industrial uses (B2 and B8) include some major strategic sites occupied by key employers 
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such as BMW and Unipart together with five estates. This cluster therefore has key sector 
strengths in the Knowledge economy; Life Sciences; Science; Car manufacturing and 
Distribution. 

5.6.9 The North area: This cluster is at present largely represented by Jordon Hill an existing 
Business Park comprising a range of office (B1) uses. But in the future the Northern Gateway 
will shortly be developed for a new science and office Business Park (B1). This cluster 
therefore has and will develop key sector strengths in the knowledge economy, science and 
publishing.   

Policy implications 

The results of the assessment of office (B1) sites included criteria highlights the important role 
played by the City centre and District centres.   

At present however the recent ‘permitted development’ rights introduced in 2013 and extended 
do allow in principle offices (B1) to be converted to residential (C3), which is already having an 
impact the stock of office accommodation. Whilst an Article 4 Direction has been made and 
accepted by the Secretary of State the sites covered by the Direction only comprise the ‘key 
protected employment sites’ of which there are very few within these centres. So in terms of 
policy development further consideration needs to be given as to how further office 
employment sites could be protected and or replacement office accommodation provided on 
new development sites coming forward in the future. The relationship between these uses and 
the forecast growth of the ‘knowledge-economy’ together with the present acute shortage of 
office space, including space for start-up and grow-on space, should be explored further in 
emerging policy development.   

In addition to existing established centres the spatial concentrations of particular clusters, such 
as Headington and the South-East needs to be reflected in emerging policies either through 
the additional protection of some key employment-generating sites and or some specific 
designation to recognise their importance to Oxford’s science / knowledge economy.  

The assessment of industrial (B2 and B8) sites show that a high proportion scored well against 
all criteria in the assessment. The majority of these sites are ‘key protected’ employment sites 
and given their limited supply and important role both for their existing use and as part of the 
employment land supply will need to continue to be protected and or extended to include all 
relevant sites.  

It is clear therefore that the existing supply of employment sites within the City, which includes 
those already allocated, protected and other sites identified through this survey do fulfil an 
important function in Oxford’s economy. As such emerging policies in the future Local Plan 
2036 should recognise this role and seek to protect these sites and land for employment-
generating uses. In addition new policies should be developed to emphasise and promote 
their spatial importance, such as in the City and District centres, Headington, South-East area 
of the city and the North.   
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6 EMPLOYMENT PROPERTY MARKET 
ASSESSMENT 

6.1 Introduction 

6.1.1 This assessment considers Oxford’s office and industrial land market within the context of the 
wider property market area (PMA). This approach is in line with national advice set out in the 
NPPG which makes it clear that any assessment should be based on the functional economic 
market area. These findings were informed by the results of a questionnaire sent out to both 
key local commercial agents and using the findings of a survey of Oxford businesses to fully 
understand their views on the state of the local market. These views supplements published 
information in market research reports.  

Commercial Agent Consultation 

6.1.2 To help enhance the understanding of the supply and demand characteristics of the local 
employment land market, the views of local property market agents were sought through a 
questionnaire. This exercise was supplemented by desk-based research on the demand and 
provision of office and industrial sites and premises within the wider property market (PMA) for 
Oxfordshire which represents the functional economic market area. The published data 
included some extensive work from the Oxfordshire Business Baromoter (Dec 2015) prepared 
by Bidwells using data sourced from 21 Oxfordshire-based property agents.  

6.1.3 The outputs of the consultation exercise and extensive published data provide important 
evidence using real market intelligence from professionals working day to day with commercial 
property in Oxford and is a key consideration to inform the policy recommendations. 

Stakeholder Consultation 

6.1.4 A questionnaire was sent to some key stakeholders seeking their views on the office and 
property market from a users perspective. This was supplemented by The Oxford Business 
Survey (June 2015) which was carried out by Ipsos MORI with 386 Small and Medium sized 
Enterprises (SME’s) in and immediately around Oxford on behalf of the City Council. The 
survey sought to better understand the views of business on the locational priorities, 
characteristics of the supply chain, growth ambitions and their recruitment and retention 
challenges, which does provide an important overview of the practical workings of the local 
office and industrial market.  

6.2 Property market areas  

6.2.1 The focus of this study is the city of Oxford, however the property market area (PMA) as 
confirmed by the views of local commercial agents, does in practice relate to the wider sub-
regional area. This comprises the Districts of South and Vale, Cherwell and West Oxfordshire 
that together make up the County of Oxfordshire that also corresponds to the economic area 
covered by the Local Enterprise Partnership (LEP). So the area of search for office and 
industrial premises by occupiers wishing to come to or move to Oxford  would cover the wider 
sub-regional area property market area (PMA), which also acts as the functional economic 
market area (FEMA) as defined in the PPG. This reflects the way in which business operates, 
its transport links, supply chains and land availability. Within this broad property market area 
there do appear to be three other main commercial sub-regional areas, which operate within 
or close to Oxford.  These include: 
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o Core Thames Valley (Reading), which contains a range of businesses with a particular 
focus on hi-tech and science related uses;  

o Oxford city and north Oxfordshire, which is influenced by the Oxford and Bicester / 
Banbury sub-regional property market; and 

o Science Vale, comprising Abingdon / Didcot (South Oxfordshire) focusing on science / 
research and high-tech firms 

6.3 Drivers of demand  

6.3.1 Oxford is located within the South-East region, one of the most buoyant regional economic 
areas in the country and  a well performing sub-regions comprising Oxfordshire and the wider 
Thames Valley corridor. Recent research findings by the ‘Enterprise Research Centre’ (ERC) 
(May 2015) produced the first ‘innovation map’ of the UK which showed Oxfordshire to be the 
most innovative economy in Britain.   

6.3.2 Oxford contributed £6.8bn to the national economy In 2014. 

6.3.3 One of the Government’s primary economic aims is to increase  productivity levels nationally.  
Recent research by Centre for cities in a report ‘Fast Growth Cities’, has highlighted the 
importance of cities in driving economic growth, which accounts for 60% of economic output. 
Oxford along with Cambridge, Milton Keynes, Swindon and Norwich have been shown to be 
the strongest performing cities based on a range of economic indicators, including productivity 
and share of knowledge-based jobs. Amongst some of the factors driving growth and creating 
growth in Oxford is the rise in population that has taken place between 2004-2014, which 
accounts for an increase of 11.6%. Whilst the productivity within the city is evident by the GVA 
per worker at £58,200 and the amount raised by economy taxes per worker is £16,600 which 
on both measures is the third highest within this group of cities. The large amount of economy 
taxes is directly related to high employment rates. ‘Oxford has seen the 6th fastest rate of 
growth out of any UK city, with a rise of 5.9% compared to the UK average of 2.7%.’ This 
strong employment rate has been accompanied by strong private sector jobs growth (2004-
2014) with Oxford at 17.8% higher than both Cambridge (15.2%) and Milton Keynes (14.3%); 
which ‘over the last five years placing them in the top 5 of UK cities.’  

6.3.4 The report concludes that with their continued ability to attract both business and workers ‘the 
Fast Growth Cities are in a strong position to continue to grow and maintain this high 
contribution to the UK economy.’ In their view ‘the future performance of this group of cities is 
important to the UK’s future growth prospects’ and that ‘policymakers should make the most of 
the opportunities these cities offer in their continued effort to bring down the deficit and 
increase productivity.’      

6.3.5 The Oxfordshire Engine for Growth – realising the potential report was commissioned by the 
University of Oxford and Oxfordshire Local Enterprise Partnership (OxLEP) (October 2013) 
and prepared by SQW. The report acknowledged the significant step forward made through 
the City Deal in development the ‘knowledge spine.’ However in para. 7.22 ‘in our opinion it 
does not place sufficient emphasis on the crucial role of Oxford, instead focusing most 
attention on growth in Bicester and Science Vale.’ The consultants (SQW) considered that 
Oxford is the service centre for the wider economy it has the fastest-growing, best educated 
workforce and is the main centre of research and spin-outs in the County. Therefore in their 
view ‘Oxford has to grow to fulfil its role in the within the high-tech economy.’    

6.3.6 The Oxfordshire Economic Forecasting Report (2014) was produced by SQW and Cambridge 
Econometrics to support the Strategic Housing Market Assessment (SHMA) and to provide 
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evidence to inform the Oxfordshire Strategic Economic Plan (SEP). This included some 
planned economic growth forecasts for the County area and individual districts. The job 
forecasts showed an expected increase of 88,200 new jobs within the County as a whole, to 
2031, and of these 24,300 new jobs are forecast to take place within Oxford. The forecast job 
growth is therefore at a significantly high level and will represent a key driver of demand for 
employment floorspace.     

6.3.7 The Oxfordshire Local Enterprise Partnership (OxLEP) then published the Strategic Economic 
Plan (SEP) which seeks to promote a key linked area of economic growth, known as the 
‘Oxfordshire Knowledge Spine’. This area shows Oxford as the ‘engine for economic growth’ 
with Bicester to the north and Science Vale to the south. The OxLEP are currently out to public 
consultation on a refresh of the SEP, which is being undertaken by consultants (SQW). This 
will not change the underlying assumptions on both housing and employment forecasts to 
2031. It will however focus on a wider understanding of the forecast increase in economic 
growth on both the environment and other key sectors such as culture and tourism and more 
generally the well-being of the community as a whole.  

6.3.8 The view of commercial agents is that some of the key factors that influence the supply and 
demand for employment space in the city include transport and accessibility which impact on 
staff travelling to work, together with housing costs (rent and ownership) that affect the ability 
of companies within Oxford to both retain and recruit staff.    

6.3.9 The Oxford Business Survey 2015 (June 2015) was carried out by Ipsos MORI with 364 
SME’s in and immediately around Oxford on behalf of the City Council. The survey sought to 
better understand the views of business on the locational priorities, characteristics of their 
supply chain, growth ambitions and their recruitment and retention challenges. It was clear 
from the key findings that Oxford does have a well-established SME community, with most 
businesses siting ‘familiarity with Oxford’ being the main reason why businesses locate in the 
area.’  

6.3.10 As for their growth ambitions the majority (58%) plan to expand their current business over the 
short to medium term; the information / communications / financial / real estate and 
administrative sectors being the most positive. New SME’s, established less than five years, 
are most likely to expand; whilst larger SME’s with more than 11 staff are significantly more 
likely to remain in Oxford. Companies investing to expand their business have confirmed that 
they are more likely to stay in Oxford for the long-term. Finance is a key factor in determining 
whether an Oxford company expands or not. The majority of Oxford businesses (69%) appear 
financially secure.   

6.3.11 Key challenges constraining growth 

6.3.12 The findings of the Oxford Business Survey 2015 considered that unsuitable premises, 
expensive housing and transport costs were all considered to be issues that would restrict 
growth. In relation to recruitment and retention of staff the views of businesses surveyed 
confirmed that the ‘cost of living in Oxford is the main barrier to recruiting and retaining 
suitably qualified staff. Medium sized SME’s (11+ employees) are driving recruitment with 63% 
of them actively doing so at the time.    

6.3.13 The Fast Growth Cities Report (March 2016) recognised that these cities, including Oxford, 
face a number of challenges partly as a result of their strong growth. The key barriers faced 
include: 

o Increased pressure on transport infrastructure, resulting in congestion 
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o Increased demand for housing and declining affordability; and 
o Skills shortages and residents with low skills levels 
o All three of these issues are evident in Oxford, as highlighted in the adopted Oxford 

Core Strategy 2026 together with the priorities set out in the City Councils Corporate 
Plan.  

6.4 Supply and demand of employment land in Oxford  

Offices B1a-b supply 

6.4.1 The supply of office space in Oxford is driven by the needs and growth of its key sectors and 
clusters which include: 

o Knowledge intensive businesses, particularly those associated with research and 
development within the education and health sectors; 

o Life sciences and clinical excellence  
o Innovation, particularly the spin-out companies emerging from the two Universities  
o Publishing, with Oxford the largest concentration of publishing companies outside of 

London; 
o The creative and media sector, including computer gaming 
o Financial and Professional services;  
o Tourism and Retail; and  
o Environmental related companies  

6.4.2 According to property market agents and the findings of recent research Oxford does play an 
important role within the sub-regional office market, with around 370,000 m2 of existing office 
stock but is restricted by a lack of supply.  

6.4.3 The Oxfordshire Business Barometer (Dec 2015) prepared by Bidwells uses data from 21 
Oxfordshire-based property agents. This research showed that the availability of office space 
in Oxford was 12% as compared to Cambridge (10%) and Milton Keynes (17%). Of the type of 
office space available in Oxford 67% was second hand (good) and a further 22% second hand 
(poor) with grade A only accounting for some 11% of the supply available. By comparison in 
Cambridge 57% was second hand (good) and 40% second hand (poor) with only 3% grade A. 
Whilst Milton Keynes had 53% in second hand (good), and 27% in second hand (poor) 
condition, but a greater availability of grade A space at 20%.     

6.4.4 The Commercial Property Dashboard, which forms part of the Business Barometer research 
(Dec 2015) analysed the supply of office space available in Oxford as compared to eleven 
other towns within Oxfordshire (PMA). It showed that Oxford had the highest proportion of 
office floorspace 37% (400,000 sq ft) of the total available, followed by Witney 24% (257,248 
sq ft), Abingdon 17% (184,634 sq ft), Banbury with 14% (149,479 sq ft) and Didcot with 3% 
(32,519 sq ft). The remaining seven towns in Oxfordshire together had only 5% of the total.   

6.4.5 A further analysis of the availability of office space in Oxford by size showed that the largest 
proportion 45.9% was in smaller units (under 3,000 sq. ft) together with some 16.2% (3,001-
5,000 sq. ft), which reflects the existing stock serving SME’s within the city’s economy. 
However there was some 23 % available in medium sized units (5,001-10,000 sq ft) and some 
14.9% in larger units (10,000 sq. ft).  

6.4.6 In Oxford the availability of both land and premises in the short-term is restricted mainly to the 
opportunities available on the Oxford Business Park and Oxford Science Park. In terms of 
floorspace at present this is estimated by local agents to be some 60,000 sq. ft on the 
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Business Park, 4,900 sq. ft on the Science Park, 65,000 sq ft in the City centre and out 
towards the ring road and Kidlington beyond about 141,400 sq ft. This amounts to an 
estimated 271,300 sq ft in total.  

6.4.7 The average office rental values across the PMA are estimated by the agents to be as follows:  

6.4.8 Prime Office - £24 to £25 per sq. ft. within the City centre, with grade A space outside the City 
centre of £22 to £23 per sq.ft; 

o Secondary good quality - £15.00 to £20.00 per sq.ft. 
o Secondary poorer quality - £10.00 to £15.00 per sq.ft.  

6.4.9 The view expressed by agents is that these values within Oxford are significantly constrained 
both by the supply of new grade A office space in the City centre and the condition of the 
existing second hand stock.  

6.4.10 Recent take-up transactions within the Primary Market Area (PMA) has included significant 
growth at Milton Park (11,000 sq. ft) and Harwell including a new HQ for the European Space 
Agency totalling 47,000 sq. ft.  

6.4.11 Agents confirmed that in Oxford the letting of Clarendon House (17,600 sq. ft) to Oxford Policy 
Management represented the largest single deal in the City centre.  Magdalen College 
recently announced that they had purchased the other 50% share in the Oxford Science Park 
from M & G. This acquisition gives Magdalen full control of the freehold of the Science Park 
and the remaining 12.8 ha of undeveloped land. Magdalen College has indicated that this is a 
clear statement of intent to support Oxford’s thriving Science and Technology market. The 
Science Park has approximately 500,000 sq. ft of built space, with the College planning to add 
a further 300,000 sq. ft.  

6.4.12 Agents take the view that ‘Oxfordshire continues to benefit from the shift in investor demand 
away from London’. It is considered that the take-up of sites has been significantly influenced 
by the limited availability of stock. Prime yields have been under downward pressure and at 
the end of 2015 stood at 5.25 - 5.50% and 6 - 6.25% for offices and industrial property. 
Investment opportunities within the PMA therefore offer significant value in comparison to the 
Thames Valley / M25 market where prime yields are about 5% for offices and 4.75 – 5% for 
industrial.     

Offices B1a-b demand 

6.4.13 Local agents in the Oxfordshire Business Barometer (June 2015) stated that ‘sustained 
demand signals business growth.’ The views of agents also highlighted some key issues 
within the local property market confirming that ‘demand for quality office space, particularly in 
the 2,500 sq. ft to 4,000 sq. ft bracket in central Oxford continues to rise, underpinned by 
steady rental growth,’ and that ‘there is now a severe shortage of office buildings of 20,000 sq. 
ft and larger across the County’. So whilst the demand for office accommodation still appears 
to be strong in Oxford, compared to other areas, particularly within the City centre, further 
growth is significantly constrained by the limited supply and condition of available space. 

6.4.14 More recently the Oxfordshire Business Barometer (Autumn 2015) confirmed that overall 
‘supply falls as take-up in Oxfordshire grows.’ The research showed that the demand in Oxford 
to be around 154,200 sq. ft, as compared to 146,200 sq. ft in Cambridge and 185,900 sq. ft in 
Milton Keynes.  
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6.4.15 In the short-term agents have confirmed that the vast majority (68%) of all enquiries received 
have been for units under 5,000 sq. ft. The medium sized units of between 5,000 sq. ft to 
9,999 sq. ft have accounted for some 19%, with 10% within the 10,000 sq. ft to 19,999 sq. ft 
category followed by only 3% above 20,000 sq. ft.  

6.4.16 The key sectors identified by the agents who are seeking office accommodation are education 
sector, service sector, bio-science, innovation and companies linked to the University of 
Oxford.      

6.4.17 In the medium-term agents feel that the supply of good quality office space in Oxford is in 
short supply and is not meeting the demand which is continuing to grow. This mismatch is 
particularly apparent within the City centre with supply currently at only 65,000 sq. ft but that 
there is a significant unmet demand from potential occupiers wishing to move to the City.    

6.4.18 In the long-term  agents feel that the demand for office space will increase, not least from the 
shift in demand from London, but also the new developments in the pipeline that will flow from 
the scale of housing and jobs growth forecast in the Oxfordshire Strategic Economic Plan 
(SEP). Within Oxford itself this will include the Northern Gateway, redevelopment of the 
Science Area, the implementation of the masterplan for the ROQ (Radcliffe Observatory 
Quarter), the regeneration of the West End (Oxpens, Island site, and Station site), Churchill 
Bio-Escalator project, regeneration of Osney Mead industrial estate to form a University 
Knowledge Park, together with the expansion out of both the Oxford Business Park and 
Oxford Science Park.  

Effect of change to ‘permitted development rights’ on employment land supply 

6.4.19 Local property agents generally feel that the introduction of ‘permitted development rights’, by 
Government, allowing conversion of offices to residential uses has been a positive measure 
that has enabled poor second hand office space to be recycled for other uses. In their view 
this has had a minimal effect on the overall supply of existing office stock within the city.  

6.4.20 The City Council however had monitored the position carefully and became increasingly aware 
of the number of ‘prior approvals’ being sought and the effect this was having on the amount 
and range of employment sites being lost. A report was prepared by officers and supported by 
members, highlighting the ‘harm to amenity’ that was being caused and the potential impact 
on ‘the proper planning of the area’ that this would have in the future. The report 
recommended that an Article 4 Direction (offices to residential) should be made. The Article 4 
Direction related only to the key protected employment sites within the City, which included the 
Business Park, Science Park together with a range of small and medium sized sites 
considered to be important to Oxfords’ economy and designated as such in the Oxford Core 
Strategy 2026.  

6.4.21 The Secretary of State, based on the evidence provided by the City Council to support the 
case, made some minor changes to the order to reflect recent changes to Government 
legislation, but subject to these being made accepted the case being made. This Direction is 
now in force and requires a landowner or lesee of an office building within one of the key 
protected employment areas to seek planning permission to convert it from offices to 
residential use.    

6.4.22 Whilst the Article 4 Direction provides a measure of protection it only relates to the key 
employment sites. There are a significant number of office buildings within the City centre and 
District centres that can still be converted to residential and are being done so on an 
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incremental basis. The potential impacts are particularly acute within the City centre where the 
supply of office space, particularly for start-up and grow-on space has now reached a critical 
level in the city. Oxford is ambitious to build on its prosperity and to positively promote 
economic growth and make its contribution towards an increase in GVA alongside the other 
‘fast-growing’ cities, which include Cambridge, Milton Keynes, Norwich and Swindon with the 
potential to support high-growth businesses.  

6.4.23 The most recent assessment in the Oxfordshire Business Barometer (Autumn 2015) had as 
the main headline ‘supply falls as take-up in Oxfordshire grows.’ Within the PMA this identified 
the ‘principle areas of activity were in the office markets in Abingdon and Banbury.’ In Oxford’s 
case the view of local agents is that there is a shortage of office space within the city, 
particularly those under 5,000 sq. ft within the City centre, together with a severe shortage of 
larger units across the County as a whole. If this continues this could have a significant impact 
on the ability of Oxford as one of the ‘fast-growing cities’ to continue to make its contribution to 
generate economic growth to the benefit of the national economy.   

Industrial (B1c, B2 and B8) supply 

6.4.24 The Oxfordshire Business Barometer (Autumn 2015) provides a comparison between Oxford, 
Cambridge and Milton Keynes. This shows an availability rate for industrial space of 11% for 
Oxford as compared to 5% for Cambridge and 6% for Milton Keynes. The majority of this 
space (87%) in Oxford is second hand (good quality) compared to 43% in Cambridge and 
54% in Milton Keynes. The supply of Grade A space represents only 10% in Oxford, 8% in 
Cambridge and none in Milton Keynes.   

6.4.25 The Commercial Property Dashboard  (Dec 2015), part of the Business Barometer 
assessment showed that of the amount of industrial floor space available Banbury had the 
highest proportion with 35% (664,131 sq. ft) of the total; followed by Abingdon with 25% 
(470,615 sq. ft) and Oxford with 15% (284,156 sq. ft). The remaining 9 towns only accounted 
for 25% of the total.    

6.4.26 In relation specifically to Oxford there of the total 284,156  sq. ft of industrial space available, 
this comprised the following sized buildings 26.3% (0-3,000 sq. ft), 21.1% (3,001 sq. ft-5,000 
sq. ft), 21% (5001-10,000 sq. ft) and 31.6% (10,000 sq. ft +). This showed a fairly even split 
between the space available for smaller units under 5,000 sq. ft as compared to medium to 
larger units above 5,000 sq. ft. There does however appear to be a lack of supply of industrial 
space as compared to neighbouring towns such as Abingdon (871,607 sq. ft) and Banbury 
(432,036 sq. ft). 

6.4.27 These requirements include those for both second hand and new space, but provision of the 
latter is very limited. The demand from different sectors does vary according to the nature of 
the use such as between distribution and manufacturing. There is also an increase in the need 
for space for innovation, with some companies preferring industrial space to office space, 
principally on the basis of its flexibility which is cheaper to fit out and rent.   

6.4.28 The supply of industrial space in Oxford is driven by the needs and growth of its key sectors 
and clusters, together with the supporting infrastructure within supply chains which include: 

o Knowledge intensive businesses, particularly those associated with research and 
development within the education and health sectors; 

o Innovation, particularly the spin-out companies emerging from the two Universities  
o Publishing, with Oxford (University Press)the largest concentration of publishing 

companies outside of London; 
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o Car manufacturing, parts and logistics (BMW and Unipart) 
o Financial and Professional services;  
o Retail; and  
o Environmental related companies  

6.4.29 Within the Primary Market Area (PMA) the key locations for industrial space include Banbury 
and Bicester to the north and Didcot and Thame to the south. Oxford does however have a 
broad range of industrial space comprising the Oxford Business Park and a number of smaller 
industrial estates within the city. Of the total amount of employment floor space within the city 
it was estimated in 2006 (Employment Land Study) that 24% comprised B2 (General 
industrial) use 20% B1c (Light Industrial) use and 24% B8 (Storage). A significant proportion 
of the B2 space however is accounted for by BMW whilst in the case of B8 use Unipart occupy 
significant amounts of floor space.  

6.4.30 There are 20 main employment areas within Oxford of which about 13 are primarily on 
industrial uses. Over the last 10 years no significant major new sites have been developed, 
although there has been some pockets of employment land that has been regenerated, such 
as the south side of Garsington Road (Ashville Way), Horspath Industrial Estate, together with 
the former Pickfords site in Sandy Lane West (Kier Property Development / Trade centre). 
There is currently a planning application in to redevelop the former Post Office Sorting Depot 
on the Oxford Business Park to form five building footprints to include some 12,000 sqm of 
floor space principally for B2 / B8 uses.  

Industrial (B1c, B2 and B8) demand 

6.4.31 The Oxfordshire Business Barometer (Autumn 2015) provides a comparison between Oxford, 
Cambridge and Milton Keynes. This shows a take-up rate, as an expression of demand for 
industrial space of 129,900 sq. ft for Oxford as compared to 138,900 sq. ft for Cambridge and 
992,900 sq. ft for Milton Keynes. In Oxford 81% of this space was second hand (good quality) 
with a further 19% second hand (poor quality) this compared to Cambridge where 41% was 
second hand (good) and 31% second hand (poor) and 28% (Grade A). In Milton Keynes the 
majority of the space taken up 62% was high quality (Grade A) and 38% second hand (good).  

6.4.32 The assessment in the Oxfordshire Business Barometer (Autumn 2015) had as the main 
headline ‘supply falls as take-up in Oxfordshire grows.’ Within the Property Market Area (PMA) 
this identified the ‘principle areas of activity were in the office and industrial markets in 
Abingdon and Banbury.’ In the case of the industrial side units over 10,000 sq. ft were the 
most popular. In Oxford’s case however the availability of stock continues to act as a 
constraint in both allowing opportunities for existing businesses to expand within the city and 
in attracting new companies.   

Potential growth sectors 

6.4.33 Science and Innovation: In Oxford the office and laboratory pipeline remains focused around 
Oxford Business Park and Oxford Science Park; although the development of the Northern 
Gateway (900,000 sq. ft) will offer a significant opportunity likely to come forward within the 
next few years. Key stakeholders, such as the University of Oxford and Oxford Innovation 
have confirmed that the shortage of start-up space for science and innovation companies is a 
real issue, which is evident by the quick take-up of space in One St. Aldates. Whilst in South 
Oxfordshire the Science Vale will continue to offer prospects for business moving to the area 
and or wishing to expand.  The Oxford Technology Park at Kidlington in Cherwell to the north 
of Oxford has now been granted consent for 435,000 sq. ft of new floorspace.  
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6.4.34 Health and education: The potential growth of these sectors is directly related to research 
and development that flows from the Universities. For example the University of Oxford is 
currently modernising the Science Area through its Master Plan and has recently acquired and 
partly completed work on the redevelopment of the Radcliffe Observatory Quarter (ROQ) and 
has already prepared a preliminary Masterplan for the redevelopment of Osney Mead. These 
developments will provide more teaching and research facilities that will significantly drive the 
‘knowledge economy’ within the city. In addition the University of Oxford are working as a key 
partner in the University Hospitals Trust to take forward the clinic health sector, which is now 
one of the leading locations within the UK. Significant development will come forward at the 
Churchill hospital through the Bio-Escalator project to carry out research with drug companies 
in close proximity to trial new cancer solutions.   

6.4.35 Industrial: Within the PMA these will largely be focused on three key locations Banbury, 
Bicester and Didcot on a large scale comprising ‘big sheds’. In Bicester alone this is estimated 
to comprise 190 acres being promoted for industrial development. Whilst Didcot A Power 
station an application for its redevelopment includes 300,000 sq. ft of offices. In Oxford 
however there is a steady demand for more industrial space, which is constrained by the 
limited supply currently available.     

6.4.36 Retail: Oxford remains the dominant retail centre within the Property Market Area (PMA), 
which attracts shoppers from the wider catchment area competing with Reading to the south 
and Milton Keynes to the north. The development of the Westgate Shopping centre by Crown 
Estates and Land Securities is now well underway and expected to be completed by October 
2017.     

6.4.37 West End: Nuffield College has recently acquired a long lease on two key sites within the City 
centre, known as the Island and Jam Factory sites (2.5 acres). Nuffield College have also 
announced a joint venture with Oxford City Council for the development of the Oxpens site. 
These three sites together with the redevelopment of the Railway Station represent a 
significant regeneration opportunity for the West End which will follow on from the Westgate 
(to be complete in Autumn 2017). All of these sites within the City centre offer a major 
opportunity to increase employment prospects for the local workforce in and around Oxford.   

6.4.38 Publishing, digital and creative sectors: Oxford has the second largest number of 
publishing jobs outside London. It is evident through discussions with key organisations such 
as University Press, Blackwells and companies involved in gaming (Rebellion), the media and 
creative organisations that there is potential to grow this sector through the provision of more 
co-worker, shared space with meeting rooms that will help to support those wishing to start 
and grow their businesses, particularly within the City centre. The most significant future 
growth within this broad sector is likely to be in the digital sector, which would require larger 
office space accommodation.     

Summary 

6.4.39 This chapter has considered the supply and demand for office and industrial space in Oxford, 
but as part of the wider Oxfordshire Property Market Area (PMA). This report uses information 
from responses to a questionnaire and property market reports from local agents; together 
with the findings of the Oxford Business Survey 2015.  

6.4.40 Firstly it is evident from the assessment of the ‘drivers for growth’ that the city has been 
performing well according to a range of economic indicators over recent years and the 
expectation is that this will continue. Oxford is therefore now part of a small group of ‘fast-
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growing cities’ alongside Cambridge, Milton Keynes, Swindon and Norwich, as recognised by 
the research undertaken by the Centre for Cities. 

6.4.41 In Oxford’s case the forecasts suggest that population will increase significantly to 180,000 by 
2031, the demand for housing rise to a requirement of 24,000 – 32,000 by 2031 and that the 
number of jobs will increase by 24,000. There is a recognition both within the Strategic 
Economic Plan (SEP) and supporting evidence in the Oxfordshire Engine for Growth (OEG) 
that all the key growth areas within the Property Market Area (PMA) including Bicester and 
Science Vale have a role to play as part of the ‘Knowledge Spine’. However it does appear 
evident from the OEG report that whilst Bicester and Science Vale have major plans for 
growth, that greater emphasis in the future should be placed on ensuring that ‘Oxford has to 
grow to fulfil its role within the high-tech economy.’   

6.4.42 The second issue is how this employment development can take place within the context of 
some key challenges ahead such as limited land supply, tightly drawn administrative 
boundaries, and a Green Belt both around the city and reaching as ‘fingers’ within the urban 
area of Oxford. Together with other issues around transport congestion, skills shortage and 
recruitment and high cost of living that appear to be shared by other members of the ‘Fast-
Growing Cities’ Group.  

6.4.43 Over the years the property market has largely responded to the constraints in Oxford with 
little new office development coming forward within the City centre and provision for medium 
and larger sized offices being built at the Business Park and the Science Park in out-of-centre 
locations. It does now appear however that the scale of employment growth that is forecast is 
significant and whilst some of this growth will be accommodated in the form of the recycling 
and intensification of existing land supply it will be important to create a ‘pipeline’ for additional 
supply of office space if the city is to play its role as a fast-growing city and generate more 
economic growth. This is recognised by local agents who confirm that ‘demand for quality 
offices in the 2,500 to 4,000 sq. ft bracket in central Oxford continues to rise underpinned by 
steady rental growth.’ Whilst this may present challenges in the short-term, within the medium 
to long-term some major new sites within the City centre, such as Oxpens, the Station site and 
Island site will present opportunities for new office space. The Science Park, Old Road, 
Churchill site and the Northern Gateway will provide other opportunities in out-of-centre 
locations specifically for growth in key sectors associated with science and research and 
development. Within the Property Market Area (PMA) evidence from the agents suggest that 
there is now a ‘severe shortage of office buildings of 20,000 sq. ft and larger in Oxfordshire.’  

6.4.44 In the case of industrial space demand appears to be steady but any growth constrained by 
the limited opportunities available. It is important however for space of a good standard to 
continue to be provided by the market to ensure that a diverse range of businesses can 
operate within the city to support the local economy and the supply chain for key sectors. To a 
degree the property market has already responded through the regeneration and 
redevelopment of existing sites, such as Horspath Industrial Estate, Ashville Way, the new 
Trade Centre in Sandy Lane and the redevelopment of the former Post Office Sorting Depot. 
Other established industrial locations such as Osney Mead and the Oxford Business Centre 
(Oxpens) are however likely to be regenerated but as part of the growth of key sectors, such 
as research and development and teaching associated with the University of Oxford.      

6.4.45 Whilst the supply side of this assessment does need to be seen in the context of the wider 
Property Market Area (PMA) equally it is important for the city to have some industrial uses. 
For example one of the older established industrial estates Osney Mead is currently at the 
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early stages of Master Planning work to create an ‘Innovation Quarter’.’ This positive approach 
to regeneration principally for research and development together with associated teaching for 
the University of Oxford is welcomed in principle, since it provides much need employment 
space and helps to build on one of the city’s key growth sectors. This will however inevitably 
over time result in the displacement of existing business / service uses which are important in 
providing services and facilities as part of the support infrastructure that allow for the proper 
functioning of the local economy. Whilst some businesses may choose to relocate outside the 
city within the wider PMA other businesses who have longer associations with Oxford and an 
established local market / client base may well ideally wish to remain within the city, so some 
alternative employment sites do need to be provided to respond to demand and offer them this 
opportunity.  
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7 EMPLOYMENT LAND REQUIREMENT 
7.1 Introduction 

7.1.1 This chapter presents a quantitative assessment of the likely future requirements for office 
floorspace (covering the B1a/b use classes) and industrial land, comprising manufacturing 
(B1c/B2) and warehousing (B8) uses, in Oxford. The results of this exercise are based solely 
upon available data. It builds on an investigation of historic information on floorspace and 
employment to form a projection of future demand for floorspace based on independently 
generated employment growth scenarios for Oxfordshire. 

7.2 Approach 

7.2.1 In order to ensure that local and wider economic and property market drivers are captured, 
forecasts are considered across the Functional Economic Market Area (FEMA)14. The PPG 
suggests that factors such as administrative/LEP boundaries, housing market areas and flows 
of goods, services and information within the local economy are indicative of a suitable FEMA. 
Given the strong cross-border movement between Oxford and elsewhere in Oxfordshire15, for 
the purposes of this assessment, Oxford’s FEMA is assumed to cover the whole of 
Oxfordshire.  

7.2.2 Our approach to estimating the future demand for employment floorspace draws upon the 
Cambridge Econometrics growth scenarios for Oxfordshire 16. Our approach considers the 
historic relationship between employment and floorspace and the extent to which past trends 
are an appropriate basis to understand the relationship between future employment and 
floorspace demand. The output of this assessment is a net requirement for office floorspace 
and industrial land across each growth scenario, taking into account an optimal level of 
vacancy to allow efficient operation of land and premises markets.  

7.2.3 Our employment forecast captures projected changes to employment growth, which 
incorporates the anticipated future trends and changes to the structure of the economy, the 
redistribution or agglomeration of economic growth between Oxford and surrounding areas, 
and macro-economic drivers such as globalisation. Similarly past local property market 
dynamics and recent trends are captured in our forecast through trend in stock provision. As 
such, the employment forecasts present a best estimate of the change in industrial and office 
based business activities over the plan period assuming that past and current economic trends 
remain broadly similar and that anticipated trends, going forward, are fully captured in 
scenarios of future growth.  

7.2.4 Our trend-based approach does not therefore quantify the potential of a significant step 
change away from past and projected trends.  

7.2.5 As required per PPG guidance17, our demand forecast presents an unconstrained assessment 
of future need. This assessment is undertaken independently of any assessment of whether 
there is a sufficient supply of land available to meet future need. Similarly, the results do not 

                                                      
14 Planning Practice Guidance (PPG), (2016); Paragraph: 012 Reference ID: 2a-012-20140306. 
15 According to the Census 2011, Oxford and the four other local authorities in the county represent both the 
greatest source of labour for jobs in Oxford and the most likely locations of work for Oxford residents. 
16 Cambridge Econometrics, (2014); Economic Forecasting to Inform the Oxfordshire Strategic Economic 
Plan and Strategic Housing Market Assessment. 
17 PPG, (2016); Paragraph: 005 Reference ID: 2a-005-20140306. 
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constrain demand by the potential viability or deliverability of specific existing/potential 
employment sites. These points are considered further in our chapter on demand – supply 
comparison and our conclusions. 

7.3 Historic Trends 

Trends in Historic Floorspace 

7.3.1 The Valuation Office Agency (VOA) records the amount of floorspace in an area for tax 
purposes (the assessment of business rates) by building type. The VOA provides information 
on the stock of commercial floorspace covering the period 2000 to 2012. The breakdown of 
this data by office (B1a/b), manufacturing (B1c/B2) and warehousing (B8) uses classes across 
Oxford and the wider FEMA, alongside percentage change over the period and the Compound 
Annual Growth Rate (CAGR)18, is presented in Table 7.1 below. 

Table 7.1:   Historic Floorspace by B Use Class 2000 to 2012 

Geography Use Class 
2000 
m2 

2012 
m2 

Change 
(%) 

CAGR 
(%) 

Oxford 

Office (B1a/b) 298,000 366,000 22.8% 1.7% 

Manufacturing (B1c/B2) 295,000 193,000 -34.6% -3.5% 

Warehousing (B8) 117,000 130,000 11.1% 0.9% 

FEMA 

Office (B1a/b) 1,010,000 1,150,000 13.9% 1.1% 

Manufacturing (B1c/B2) 2,834,000 2,691,000 -5.0% -0.4% 

Warehousing (B8) 400,000 722,000 80.5% 5.0% 

Source: VOA (2012); AECOM calculations. 

7.3.2 In 2012 the office floorspace stock in Oxford represented 31.8% of all stock in the FEMA. 
Between 2000 and 2012, office floorspace in Oxford increased by 68,000sqm (22.8%). This 
represents a CAGR of 1.7% in Oxford, equivalent to 48.6% of the net growth in office 
floorspace across the FEMA. This rate of growth is greater than that observed across the 
FEMA, which experienced a CAGR of 1.1%. 

7.3.3 By contrast, Oxford’s stock of manufacturing floorspace was the smallest of all local authorities 
in the FEMA in 2012 and has contracted significantly over the past decade. Between 2000 and 
2012 manufacturing floorspace in Oxford contracted by -102,000sqm (-34.6%), representing 
71.3% of the net loss of manufacturing floorspace across the FEMA. This rate of change is 
less than that observed across the FEMA, which experienced a net loss of 5% of 
manufacturing floorspace stock over this period.  

                                                      
18 A CAGR estimates the growth of a variable over time assuming a constant rate of return. It provides a 
useful tool for comparing changes across different variables and data sets as the magnitude of growth is 
considered relative to the initial level, and thus is not contingent on the absolute estimate of stock at any 
given point. 
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7.3.4 The loss of manufacturing floorspace has been offset to an extent by growth in warehousing. 
In 2012 Oxford represented 18% of all warehouse floorspace in the FEMA. Between 2000 and 
2012, warehouse floorspace in Oxford increased by 13,000sqm (11.1%). This rate of growth is 
less than that observed across the FEMA, which experienced a growth rate of 80.5%, 
equivalent to a CAGR of 5%.  

Historic Employment 

7.3.5 Historic employment growth is another key element used in our forecasting of demand as 
employment growth is a key driver in the demand for employment floorspace. 

7.3.6 Historic employment data is drawn from the Annual Business Inquiry (ABI) between 1998 and 
2008 and the Business Register and Employment Survey (BRES) between 2008 and 2014. 
Both datasets are compiled by the Office for National Statistics (ONS). They are both 
expressed at a Standard Industrial Classification (SIC) level, not by use class. To ensure a 
like-for-like comparison between these series, this analysis considers the number of 
employees in each use class across the period covered by the VOA data (2000 to 2012). 

7.3.7 Our analysis converts SIC-level data into employment use classes. To estimate employment 
by use class we identify the SIC levels which typically operate from offices (B1a/b), 
manufacturing premises (B1c/B2) and warehousing premises (B8). The linking of SIC levels to 
use class draws upon extensive prior work on employment land studies that AECOM have 
undertaken. 

7.3.8 Table 7.2 below summarises historic growth in employees in each use class across Oxford 
and the FEMA. 

Table 7.2:   Historic Employees by Use Class 2000 to 2012 

Geography Use Class 2000 2014 Change 
(%) CAGR 

Oxford 

Office (B1a/b) 15,500 20,800 34.2% 2.5% 

Manufacturing (B1c/B2) 7,100 6,100 -14.1% -1.2% 

Warehousing (B8) 4,200 2,500 -40.5% -4.2% 

FEMA 

Office (B1a/b) 64,200 70,500 9.8% 0.8% 

Manufacturing (B1c/B2) 51,300 36,900 -28.1% -2.7% 

Warehousing (B8) 21,000 18,900 -10.0% -0.9% 

Source: ONS, (2015); AECOM calculations. 

Office Employees (B1a/b Use Classes) 

7.3.9 Figure 7.1 shows the relative growth of employees in Oxford’s office market compared to the 
FEMA. 
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Figure 7.1:   Historic Office Employees 2000 to 2012 

Source: ONS, (2015); AECOM calculations. 

7.3.10 The number of office-based employees has increased relatively steadily over the period and 
has been the primary driver of growth within the B use class within Oxford. The number of 
office employees fell slightly in the period 2008-2012, reflecting a general downturn in the 
wider economy. This pattern is observed more broadly across the FEMA.  

Manufacturing Employment (B1c/B2b Use Classes) 

7.3.11 Figure 7.2 below shows the relative performance of employees in Oxford’s manufacturing 
sector compared to the FEMA. 

Figure 7.2:   Historic Manufacturing Employees 2000 to 2012 

Source: ONS, (2015); AECOM calculations 

7.3.12 The number of employees in manufacturing occupations in the FEMA declined by 28.1% 
across the FEMA area between 2000 and 2014, relating to a net loss of 14,400 jobs. The loss 
of jobs sustained throughout the time period and is consistent across all local authorities, 
reflecting a wider regional decline in manufacturing activity.  
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7.3.13 Oxford’s manufacturing employment base has experienced the least significant decline across 
the FEMA. Despite this, between 2000 and 2012 Oxford lost 1,000 manufacturing jobs, 
equivalent to 14.1% of the total. It continues to have a relatively small share of manufacturing 
jobs in the FEMA. 

Warehouse/Distribution Employment (B8 Use Class) 

7.3.14 Figure 7.3 below shows the relative performance of employees in Oxford’s manufacturing 
sector compared to the FEMA. 

Figure 7.3:   Historic Warehousing Employees 2000 to 2012 

Source: ONS, (2015); AECOM calculations. 

7.3.15 While patterns in office and manufacturing employment are broadly consistent across local 
authorities, the FEMA’s performance in warehousing employment is more mixed. While 
Cherwell and Vale of White Horse have captured an increasing share of warehousing jobs, 
there has been a steady decline elsewhere. Overall the FEMA lost 2,100 jobs across the 
period 2000 to 2012, equivalent to 10% of all warehousing jobs. Over this period, Oxford lost 
1,700 warehousing jobs, equivalent to 80% of the overall net loss in warehousing jobs over the 
period. 

Summary of Historic Trends 

7.3.16 Table 7.3 presents a comparison between historic data on floorspace and employees by use 
class.  

Table 7.3:   Historic Relationship between Floorspace and Employees 

Geography Use Class Floorspace 
CAGR (%) 

Employees 
CAGR (%) Ratio 

Oxford 

Office (B1a/b) 1.7% 2.5% 0.7 

Manufacturing (B1c/B2) -3.5% -1.2% 2.9 

Warehousing (B8) 0.9% -4.2% -0.2 
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FEMA 

Office (B1a/b) 1.1% 0.8% 1.4 

Manufacturing (B1c/B2) -0.4% -2.7% 0.2 

Warehousing (B8) 5.0% -0.9% -5.7 

Source: VOA, (2012); ONS, (2015); AECOM calculations. 

7.3.17 Table 7.3 indicates that the number of employees in office occupations in Oxford increased at 
a faster rate than floorspace, while the reverse trend is observed across the FEMA. A similar 
divergence is apparent in the magnitude of change of the manufacturing sector. The degree of 
floorspace loss was higher than the loss of employment in Oxford, suggesting a rationalising 
of space, while the converse relationship is observed across the FEMA, where a relative 
expansion in employment densities is observed. The historic data does not therefore provide a 
clear indication of whether we expect employment densities to grow or contract for office and 
manufacturing uses in the future.  

7.3.18 Finally, across both Oxford and the FEMA, a negative relationship is observed in the 
warehousing sector; a contraction in the number of jobs is associated with an increase in 
floorspace. An assessment of future need based on past trends therefore implies that a 1% 
CAGR in warehousing employment should be associated with -0.2% and -5.7% growth rates 
in floorspace across Oxford and the FEMA respectively.  

7.3.19 The evidence presented above suggests that the relationship between the historic change in 
employment and floorspace is not an appropriate indicator of the relationship between future 
employment growth and future floorspace demand. As such, for the purposes of this 
assessment we assume that floorspace will grow at the same compound rate as employment, 
ensuring that existing employment densities (the average floorspace per worker) remains 
constant across each B use class.  

7.4 Employment Forecasts 

7.4.1 Workplace employment forecasts are one of the inputs used to forecast demand for 
employment land across the plan period. Employment forecasts for across Oxfordshire are 
provided by Cambridge Econometrics.  

7.4.2 Cambridge Econometrics published the report Economic Forecasting to Inform the 
Oxfordshire Strategic Economic Plan and Strategic Housing Market Assessment19 in February 
2014. Cambridge Econometrics use a top-down approach to forecasting employment, 
meaning that the forecasts include broad macroeconomic trends, including offshoring, 
technological change, and the growth and decline of industry sectors. This approach assumes 
that historic relationships will continue in the future: if an industry in Guildford has traditionally 
outperformed the relevant regional/national comparator, it is assumed to continue to do so in 
the future. The employment forecast is not constrained by supply-side factors, such as 
demographic trends and the availability (supply) of labour locally. It is assumed that there will 
be enough labour, both from residents and in-commuters, with the right skills to fill the growth 
in jobs. 

                                                      
19 Cambridge Econometrics, (2014); Economic Forecasting to Inform the Oxfordshire Strategic Economic 
Plan and Strategic Housing Market Assessment 
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7.4.3 The forecasts are then adjusted to produce three distinct scenarios: 

• Baseline: assumes a continuation of the historical trends in Oxfordshire’s growth 
relative to the rest of the South East over the past fifteen years; 

• Alternative Population-Based: corrects for ’anomalies’ in the baseline population 
projections, based on ONS Sub-National Population Projections, relating to the 
student population; and 

• Planned Economic Growth: the most optimistic of the three forecasts, it reflects 
policy influences on economic growth, such as continued investment in research 
facilities at the University of Oxford and science parks across the county.  

7.4.4 The net additional jobs in each Broad Sector20 in Oxford are presented in Figure 7.4.  

Figure 7.4:   Net Additional Jobs by Broad Sector in Oxford (2016 to 2031) 

 

Source: Cambridge Econometrics (2014); AECOM calculations. 

7.4.5 Figure 7.4 shows that sectors associated with office uses, such as Financial & Business 
Services and Government Services, are anticipated to grow over the plan period. However, in 
both the Baseline Scenario and Alternative Population Based Scenario, there is expected to 
be a loss of jobs in the Manufacturing sector. Sectors typically associated with warehousing, 
such as Distribution and Transport & Storage, see growth across all scenarios.  

7.4.6 Figure 3.5 presents the number of net additional jobs by Broad Sector across the FEMA. 

                                                      
20 Cambridge Econometrics estimate employment along 45 ‘Industries’, which are aggregated to form 12 
broad sectors.  
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Figure 3.5:   Net Additional Jobs by Broad Sector in the FEMA (2016 to 2031) 

 

Source: Cambridge Econometrics (2014); AECOM calculations. 

7.4.7 Similarities between Figure 7.4 and Figure 3.5 indicate that the restructuring of the Oxford 
economy is broadly reflective of wider trends across the FEMA. Growth is concentrated in the 
Financial & Business Services and Government Service sectors, associated with office uses. 
Oxford is anticipated to capture the majority of Government Service employment across the 
FEMA. On the basis of this evidence, and to ensure we capture trends in economic growth 
across the wider FEMA, we will use growth estimates for the FEMA to consider the future 
floorspace demand in Oxford.   

7.4.8 The Cambridge Econometrics scenarios have been translated from economic sectors into B 
use class groups. The employment forecasts by use class are presented for the FEMA in 
Table 7.4. 

Table 7.4   Future Employment in the FEMA (2016 to 2031) 

Geography Use Class 2016 2031 Change 
(%) 

CAGR 
(%) 

Baseline Scenario 

Office (B1a/b) 88,100 99,100 12.5% 0.8% 

Manufacturing (B1c/B2) 41,900 39,100 -6.7% -0.5% 

Warehousing (B8) 23,900 25,900 8.4% 0.5% 

Alternative Population-
Based Scenario 

Office (B1a/b) 88,300 100,400 13.7% 0.9% 

Manufacturing (B1c/B2) 42,000 39,600 -5.7% -0.4% 

Warehousing (B8) 24,000 26,400 10.0% 0.7% 

Planned Economic Office (B1a/b) 91,300 111,400 22.0% 1.3% 
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Growth Scenario 
Manufacturing (B1c/B2) 44,200 48,000 8.6% 0.6% 

Warehousing (B8) 25,000 30,700 22.8% 1.4% 
 
Source: Cambridge Econometrics (2014); AECOM calculations.  
 

7.5 Future Floorspace Demand 

7.5.1 As discussed in Section 7.3 we have assumed that floorspace will grow at the same rate as 
employment.  

7.5.2 Our forecast calculates net demand for floorspace by applying the growth rates presented in 
Table 7.4 above to the existing stock of floorspace by office, manufacturing and warehousing 
use classes. Data on existing stock (as of May 2016) is provided by CoStar21 and is presented 
in Table 7.5:   below, alongside the net additional floorspace 
demand by use class and scenario presented in Table 7.4  . 

Table 7.5:   Future Floorspace Demand by Scenario 

Use Class 
Current 

Occupied 
Floorspace 

(sqm) 

Net Additional Floorspace Demand (sqm) 

Baseline 
Scenario 

Alternative 
Population-

Based 
Scenario 

Planned 
Economic 

Growth 
Scenario 

Office (B1a/b) 382,700 47,800 52,500 84,100 

Manufacturing (B1c/B2) 373,500 -24,900 -21,200 32,600 

Warehousing (B8) 251,500 20,400 25,900 56,500 

Total 1,007,700 43,300 57,200 173,200 

Source: AECOM calculations.  

7.6 Comparison of Demand and Supply 

7.6.1 This section provides a comparison of demand and supply to estimate the net requirement for 
both office floorspace and industrial land over the plan period.  

Net Requirement for Office Floorspace 

7.6.2 It is less suitable to translate office floorspace into land requirements due to the variation in the 
intensity of site use (e.g. a low density at a research park and comparatively higher density 
within a town centre). The net demand for office space is therefore represented in terms of 
floorspace.  

                                                      
21 CoStar (2016). Accessed May 2016. CoStar data does not provide a breakdown of industrial floorspace by 
manufacturing (B1c/B2) and warehousing (B8) uses. We assume that the distribution is in line with the latest 
available VOA data for the period 2012, which assumed that approximately 60% of industrial stock is in 
manufacturing use, and 40% in warehousing.  
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7.6.3 The estimate of the net requirement takes into account existing vacancy rates, estimated by 
CoStar to be approximately 4.1%, and a frictional vacancy rate22 (8%)23, the optimum level of 
surplus capacity in the market at any given time to allow an efficient churn of occupancy.  

Table 7.6 presents the net additional office floorspace requirement across the plan period. 

Table 7.7: Net Additional Office Floorspace Requirement, 2016-2031 

Office Floorspace 
Baseline 
Scenario 

(sqm) 

Alternative 
Population-

Based 
Scenario 

(sqm) 

Planned 
Economic 

Growth 
Scenario 

(sqm) 

Existing Provision    

A. Supply of occupied office floorspace (2016)  382,700  

B. Current vacant office floorspace (4.1%)  16,400  

C. Total stock of office floorspace (2016)  399,000  

Forecast Provision    

D. Floorspace demand to 2031 47,800 52,500 84,100 

E. Optimum frictional vacancy at 2031 (8% of A+D) 34,400 34,800 37,300 

F. Surplus (-ve) / deficit (+ve) of vacant floorspace (E-B) 18,000 18,400 20,900 

G. Gross requirement for office floorspace 2016-2031 
(C+D+F) 

464,900 470,000 504,100 

Net Requirement    

H. Net requirement for office floorspace 2016-2031 (G-C) 65,800 70,900 105,000 

Source: AECOM calculations. 

7.6.4 Table 7.6 shows that up to 2031 there is an additional net requirement for between 
65,800sqm and 105,000sqm of office floorspace within Oxford. This represents an increase of 
16.5% to 26.3% of the current office floorspace stock by 2031. The Planned Economic Growth 
scenario implies an additional requirement for 105,000sqm across the plan period, which 
equates to an average increase of around 7,000sqm per annum.  

Net Requirement for Industrial Land 

7.6.5 The PPG24 states that employment floorspace should be converted to land where appropriate 
using plot ratios. Development density (plot ratio and storey height) tends to be broadly static 

                                                      
22 Frictional vacancy is defined as the optimum level of surplus capacity in the market at any given time to 
allow an efficient churn of occupancy. Vacancy levels below the rates of frictional floorspace or land vacancy 
could act as a constraint on economic activity. 
23 The London Office Policy Review (2012) suggests that 8% represents a suitable frictional vacancy factor 
for office uses in London which could be applied to Oxford.  
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for manufacturing and warehousing premises. The Office of the Deputy Prime Minister 
(ODPM) Employment Land Reviews Guidance Note25 suggests a suitable plot ratio of 1:0.35 
to 1:0.45 (land to premises, over one storey) for manufacturing and 1:0.40 to 1:0.60 (land to 
premises, over one storey) for warehouse uses. This ratio means that over one hectare of land 
one can typically expect the footprint of a manufacturing or warehouse building to take up 0.4 
to 0.5 hectares respectively. 

7.6.6 Applying these ratios to the floorspace demand estimates for industrial uses set out in Table 
7.5:  , we calculate that the additional demand for industrial 
land is the equivalent of -2.1ha, -0.1ha and 19.5ha for the Baseline, Alternative Population-
Based and Planned Economic Growth scenarios. This is presented in Table 7.7 below. 

Table 7.7:   Land Demand by Industrial Use Class  

Use Class Plot Ratio 
Baseline 
Scenario 

(ha) 

Alternative 
Population-

Based 
Scenario 

(ha) 

Planned 
Economic 

Growth 
Scenario 

(ha) 

Manufacturing (B1c/B2) 0.4 -6.2 -5.3 8.2 

Warehousing (B8)  0.5 4.1 5.2 11.3 

Total  - -2.1 -0.1 19.5 

Source: AECOM calculations. 

7.6.7 Information provided by the Council indicates that there is currently a stock of approximately 
135.9ha of industrial land in Oxford. This implies an average plot ratio of 0.48, which sits within 
the range presented in Table 7.7 above. The net additional requirement for industrial land, set 
out in Table 7.8, takes into account current vacancy, estimated by CoStar to be 3.9%, and the 
need to retain an appropriate level of vacant land where sites are prepared for new occupiers 
(termed ‘frictional vacancy’)26.  

Table 7.8:   Net Additional Industrial Land Requirement, 2016-2031 

                                                                                                                                                                                
24 Planning Practice Guidance (PPG), (2016); Paragraph: 034 Reference ID: 2a-034-20140306. Accessed 
May 2016.  
25 Office of the Deputy Prime Minister (ODPM), (2004); Employment Land Reviews: Guidance Note. 
26 The Greater London Authority (2012) Land for Industry and Transport Supplementary Planning Guidance 
(SPG) provides a benchmark for what is an appropriate level of frictional vacancy for industrial uses, which 
could be applied to Oxford. For industrial uses frictional land vacancy is suggested as 5% where existing 
vacancy is below this level.  

Industrial Land Use 
Baseline 
Scenario 

(ha) 

Alternative 
Population-

Based 
Scenario 

(ha) 

Planned 
Economic 

Growth 
Scenario 

(ha) 

Existing Provision    

A. Supply of occupied industrial land (2016)  130.8  
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Source: AECOM calculations. 

7.6.8 The implication of this analysis is that there is a net requirement for industrial land in the 
region of between -0.1ha to 21.9ha across the plan period. This represents a range of -0.6% 
to 16.1% of the current industrial land stock by 2031. It should be noted however that the 
positive net requirement in both the Baseline and Alternative Population-Based scenarios is 
driven by the need to plan for a degree of vacancy which allows businesses to change their 
premises and land requirements as they grow or contract. The Planned Economic Growth 
scenario implies an additional requirement for 21.9ha across the plan period, which equates to 
an average increase of around 1.5ha per annum.  

7.7 Conclusions 

7.7.1 The evidence presented in this chapter indicates a positive net requirement for office 
floorspace (B1a/b) over the plan period. The net requirement for office floorspace is 
anticipated to increase by 65,800sqm and 105,000sqm over the plan period, depending on the 
growth scenario. The requirement for industrial land is estimated to be between -0.8ha to 
21.9ha by 2031. Any outstanding planning permissions resulting in a net change in B use 
class space may impact this net requirement, should they be realised. The results of this 
exercise should be considered alongside a qualitative assessment of the existing and 
changing requirements for employment space in Oxford.  

  

B. Current vacant industrial land (3.9%)  5.1  

C. Total Industrial Land (2016)  135.9  

Forecast Provision    

D. Land demand to 2031 -2.1 -0.1 19.5 

E. Optimum frictional vacant land at 2031 (5% of 
A+D) 

6.4 6.5 7.5 

F. Excess vacant land: optimal levels of frictional land 
minus existing vacant industrial land (E-B) 

1.3 1.4 2.4 

G. Gross requirement for industrial land 2016-2031 
(C+D+F) 

135.1 137.2 157.2 

Net Requirement    

H. Gross requirement for industrial land 2016-2031 
(C+D+E+G) 

-0.8 1.3 21.9 
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8 CONCLUSIONS AND RECOMMENDATIONS 
8.1 Introduction 

8.1.1 The final chapter draws together all of the previous research elements and makes a 
comparison of the current supply of employment land in Oxford City with the projected 
demand for employment land up to 2036. This involves an assessment of the balance 
between supply and demand, and informs the position of whether there should be retention or 
release of employment land. 

8.1.2 The recommendations are informed by the socio-economic profile of the borough, field 
surveys, the economic development and planning policy context, property market analysis, 
demand projections and consultations findings. The recommendations describe by use class 
type and spatially where land for employment uses should be provided.  

8.2 Overview 

8.2.1 Oxford’s economy functions at two principle levels. At the highest level it operates within an 
international market with key sectors such as education and health being driven by the 
University of Oxford together with the University Hospitals Trust. Oxford University is amongst 
the top higher educational establishments in the world, whilst the work being carried out 
through the Hospitals Trust is ground breaking making it one of very few in the country that 
can claim ‘clinical excellence’. The collaborative research undertaken by the University of 
Oxford and the Hospitals Trust together with that of Oxford Brookes University are key drivers 
of research and development that make a major contribution to Oxford’s position as a world-
class city. Oxford is also home to the Mini at BMW Plant Oxford and to the Oxford English 
Dictionary.  

8.2.2 Equally however it is important that Oxford functions as a local economy, providing a range of 
services and businesses to enable its economy to operate in a sustainable way. The stock of 
employment land including the ‘key protected employment sites’ accommodates a diverse 
range of existing businesses that currently operate successfully and make an important 
contribution to the local economy. These businesses provide a variety of different local 
services, which add diversity, resilience and job opportunities for the local workforce. As well 
as providing important local services, such businesses also offer a type of local job that meets 
‘local needs’, which are less likely to be found on large employment sites, such as  the 
Business Park or Science Park. It is therefore important to the proper functioning of the local 
economy that these employment sites are safeguarded from development for other uses, such 
as residential to properly support established local businesses, which are operating within the 
city and serving their local market. Whilst some employment sites will be regenerated and 
modernised for new B1 offices uses, this may displace some industrial uses which do need 
alternative sites to relocate. 

8.3 Drivers for growth 

8.3.1 High performing city: Oxford is located within the South-East region, one of the most 
buoyant regional economic areas in the country, and is within a well performing sub-region 
comprising Oxfordshire and the wider Thames Valley corridor. Recent research findings by the 
‘Enterprise Research Centre’ (ERC) (May 2015) produced the first ‘innovation map’ of the UK 
which showed Oxfordshire to be the most innovative economy in Britain. Oxford contributed 
£6.8bn to the national economy in 2014. Oxford has seen the 6th fastest rate of growth out of 
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any UK city, with a rise of 5.9% compared to the UK average of 2.7%.’ This strong 
employment rate has been accompanied by strong private sector jobs growth (2004-2014) 
with Oxford at 17.8% higher than both Cambridge (15.2%) and Milton Keynes (14.3%); which 
‘over the last five years placing them in the top 5 of UK cities.’ 

8.3.2 It is evident from the assessment that the city has been performing well according to a range 
of economic indicators over recent years and the expectation is that this will continue. Oxford 
is therefore now part of a small group of ‘fast-growing cities’ alongside Cambridge, Milton 
Keynes, Swindon and Norwich, as recognised by the research undertaken by the Centre for 
Cities.  

8.3.3 The Centre for Cities report concludes that with their continued ability to attract both business 
and workers ‘the Fast Growth Cities are in a strong position to continue to grow and maintain 
this high contribution to the UK economy.’ In their view ‘the future performance of this group of 
cities is important to the UK’s future growth prospects’ and that ‘policymakers should make the 
most of the opportunities these cities offer in their continued effort to bring down the deficit and 
increase productivity.’      

8.3.4 Population and housing growth: The city has a high proportion of students and young 
people as a percentage of residents. Oxford’s population increased significantly between 2001 
and 2011 by 12% to 151,900 and is forecast to rise again significantly to 186,000 by 2031, the 
demand for housing is predicted to rise to a requirement of 24,000 – 32,000 by 2031. Oxford 
therefore has a significant ‘unmet’ housing need and issues about affordability with high house 
prices. These factors together with the very low unemployment numbers make the local labour 
market ‘tight’ and subject to problems of both recruitment and retention of staff in Oxford.   

8.3.5 Job growth: The occupational structure of Oxford shows a high proportion (61%) of the 
workforce is employed in managerial, professional and associate professional jobs; which is 
slightly higher than Oxfordshire and significantly higher than the South East and England as a 
whole. The contribution of Oxford’s workforce to the national economy (GVA per worker) is 
ranked 7th, as compared to the other 54 cities in England for gross value added (£58,150). 
There is forecast to see some very significant growth in employment within the city by an 
additional 24,300 jobs to 2031., However even since these estimates were undertaken some 
five years ago the latest employment figures show that job growth has already been higher in 
Oxford by some 5,000 to date.  

8.3.6 Employment in Oxford is dominated by the public sector and in particular within education and 
health 54,000 (48%) of all jobs in the city, which is a significantly higher proportion than 
Oxfordshire, the South-East and nationally. Oxford has seen a strong growth in private sector 
jobs of 17.8% over the last five years, placing them in the top five of UK cities. 27 This 
emphasises the importance of the ‘knowledge sector’, which is supported by its 2nd place 
ranking amongst other cities, with some 67% people working within this sector. Oxford’s 
economy is diverse as demonstrated by the range of employment in other key sectors, such 
as publishing, BMW Mini Plant Oxford, together with the strength of the retail and tourist 
sectors. There is a higher proportion of medium and large companies based in the city, as 
compared to Oxfordshire the South-East and England. The job density within the city (1.08) is 
significantly higher than Oxfordshire and the South-East; showing the high concentration of 
jobs in Oxford and its importance within the wider sub-region.          

                                                      
27 Fast Growth Cities – The opportunities and challenges ahead (Centre for Cities March 2016) 
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8.3.7 Economic vision and strategy: There is a recognition both within the Strategic Economic 
Plan (SEP) and supporting evidence in the Oxfordshire Engine for Growth (OEG) that all the 
key growth areas within the Property Market Area (PMA) including Bicester and Science Vale 
have a role to play as part of the ‘Knowledge Spine’. However it does appear evident from the 
OEG report that whilst Bicester and Science Vale have major plans for growth, that greater 
emphasis in the future should be placed on ensuring that ‘Oxford has to grow to fulfil its role 
within the high-tech economy.’   

8.3.8 Key sectors: Oxford’s economy and the supply of office space is driven by the needs and 
growth of its key sectors and clusters which include: Knowledge intensive businesses, 
particularly those associated with research and development within the education and health 
sectors; Life sciences and clinical excellence; Innovation, particularly the spin-out companies 
emerging from the two Universities; publishing, with Oxford the largest concentration of 
publishing companies outside of London; the creative and media sector, including computer 
gaming; financial and professional services; tourism and retail; and environmental related 
companies.  

8.3.9 A key challenge is how this employment development can take place within the context of 
some key challenges ahead such as limited land supply, tightly drawn administrative 
boundaries, and a Green Belt both around the city and reaching as ‘fingers’ within the urban 
area of Oxford. Together with other issues around transport congestion, skills shortages,  and 
high cost of living that appear to be shared by other members of the ‘Fast-Growing Cities’ 
Group.  

8.4 Balance of employment land supply and demand 

8.4.1 In terms of the overall supply of employment land, the survey work carried out as part of this 
assessment has shown that Oxford City has approximately 1,028,485 sq m of office 
floorspace and 151ha of B2/B8 land. This is the total stock of employment land and includes 
all occupied land as well as vacant sites and buildings and sites with planning permission 
awaiting development.  

8.4.2 The amount of vacant land including sites awaiting development is 408,372 sq m of B1 (about 
25% of the total employment land) and just 2.5ha of B2/B8 (under 2% of total B2/B8 land). 
However most of the vacant land has proposals for development, including planning 
permission, and is expected to be built out in the short term. This broadly tallies with the 
Housing and Economic Land Availability Assessment which found that there was a maximum 
of 309,000 sq m of B1 floorspace coming forward over the next 20 years and 9 hectares of 
B2/B8 floorspace.   

8.4.3 The published sources quoted in chapter 6 of this report state that Oxford City has 382,700 B1 
floorspace and 136 hectares of B2/B8 land. This is an underestimate according to the 2016 
ELA.  

8.4.4 The SELAA figures of 2013 found a total of 69 hectares of deliverable land or 290,000 sq m of 
floorspace which, again, is less than the 2016 survey but did not include all employment sites 
as in the 2016 assessment. 

8.4.5 On the demand side, the total demand for B1 floorspace is forecast to be between 65,800 sq 
m and 105,000 sq m. The demand for B2/B8 floorspace is between -0.1 ha and 21.9 ha 
depending on the growth scenario applied. 
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8.4.6 If the higher growth scenarios of 105,000 sqm B1 and 22ha of B2/B8 are applied, and even if 
a more conservative mid-point scenario figures is taken, the demand for B1 floorspace in 
particular but also B2/B8 use is well in excess of the current supply. This ties in with the 
findings from previous economic studies (set out in chapter 3) and the views of property 
agents set out in chapter 6).  

 

8.5 Property market review 

8.5.1 Property market: Historically over the years the property market has largely responded to the 
old structure plan ‘restraint’ policies for the city together with physical land constraints in 
Oxford with little new office development coming forward within the City centre and provision 
for medium and larger sized offices being built at the Business Park and the Science Park in 
out-of-centre locations.  

8.5.2 Supply of office space: In Oxford the availability of both land and premises in the short-term 
is restricted mainly to the opportunities available on the Oxford Business Park and Oxford 
Science Park. The amount of floorspace available at present is estimated by local agents to be 
some 60,000 sq. ft on the Business Park, 4,900 sq. ft on the Science Park, 65,000 sq. ft in the 
City centre and out towards the ring road and Kidlington beyond about 141,400 sq. ft. This 
amounts to an estimated 271,300 sq. ft in total. 

8.5.3 Office demand: It does now appear however that the scale of employment growth that is 
forecast is significant and whilst some of this growth will be accommodated in the form of the 
recycling and intensification of existing land supply it will be important to create a ‘pipeline’ for 
additional supply of office space if the city is to play its role as a fast-growing city and generate 
more economic growth for the national economy. This is recognised by local agents who 
confirm that ‘demand for quality offices in the 2,500 to 4,000 sq. ft bracket in central Oxford 
continues to rise underpinned by steady rental growth.’ Within the Property Market Area 
(PMA) evidence from the agents suggest that there is now a ‘severe shortage of office 
buildings of 20,000 sq. ft and larger in Oxfordshire.’  

8.5.4 In the medium-term agents feel that the supply of good quality office space in Oxford is in 
short supply and is not meeting the demand which is continuing to grow. This mismatch is 
particularly apparent within the City centre with supply currently at only 65,000 sq. ft but that 
there is a significant unmet demand from potential occupiers wishing to locate in Oxford.    

8.5.5 In the long-term  agents feel that the demand for office space will increase, not least from the 
shift in demand from London, but also the new developments in the pipeline that will flow from 
the scale of housing and jobs growth forecast in the Oxfordshire Strategic Economic Plan 
(SEP). Within Oxford itself this will include the Northern Gateway, redevelopment of the 
Science Area, the implementation of the masterplan for the ROQ (Radcliffe Observatory 
Quarter), the regeneration of the West End (Oxpens, Island site, and Station site), Churchill 
Bio-Escalator project, regeneration of Osney Mead industrial estate to form a University 
Knowledge Park, together with the expansion out of both the Oxford Business Park and 
Oxford Science Park.  

8.5.6 Industrial supply: Oxford does have a broad range of industrial space comprising the Oxford 
Business Park and a number of smaller industrial estates within the city. Of the total amount of 
employment floor space within the city it was estimated in 2006 (Employment Land Study) that 
24% comprised B2 (General industrial) use 20% B1c (Light Industrial) use and 24% B8 
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(Storage). A significant proportion of the Industrial (B2) space however is accounted for by 
BMW whilst in the case of Industrial (B8) use Unipart occupy significant amounts of floor 
space and land supply.  

8.5.7 There are 20 main employment areas within Oxford of which about 13 are primarily on 
industrial uses. Over the last 10 years no significant major new sites have been developed, 
although there has been some pockets of employment land that has been regenerated, such 
as the south side of Garsington Road (Ashville Way), Horspath Industrial Estate, together with 
the former Pickfords site in Sandy Lane West (Kier Property Development / Trade centre). 
There is currently a planning application in to redevelop the former Post Office Sorting Depot 
on the Oxford Business Park to form five building footprints to include some 129,165 sq. ft of 
floor space principally for B2 / B8 uses. 

8.5.8 In Oxford of the total 284,156  sq. ft of industrial space available 28, this comprised the 
following sized buildings 26.3% (0-3,000 sq. ft), 21.1% (3,001 sq. ft-5,000 sq. ft), 21% (5001-
10,000 sq. ft) and 31.6% (10,000 sq. ft +). This showed a fairly even split between the space 
available for smaller units under 5,000 sq. ft as compared to medium to larger units above 
5,000 sq. ft. There does however appear to be a lack of supply of industrial space as 
compared to neighbouring towns such as Abingdon (871,607 sq. ft) and Banbury (432,036 sq. 
ft). 

8.5.9 Industrial demand: In the case of industrial space demand appears to be steady but any 
growth is constrained by the limited opportunities available. Whilst the condition of the majority 
of existing stock does appear from the survey to generally be in good condition, it is constantly 
under threat from high land values for other competing uses such as residential and student 
accommodation. In addition the Housing and Planning Bill, currently passing through 
Parliament includes measures to allow the change of use of industrial premises to residential 
use by making changes to the Use Classes Order.  

8.5.10 It is important for floorspace of a good standard to continue to be provided by the market to 
ensure that a diverse range of businesses can operate within the city to support the local 
economy and the supply chain for key sectors. To a degree the property market has already 
responded through the regeneration and redevelopment of existing sites. 

8.5.11 Whilst the supply side of this assessment does need to be seen in the context of the wider 
Property Market Area (PMA) equally it is important for the city to have some industrial uses. 
For example one of the older established industrial estates Osney Mead is currently at the 
early stages of Master Planning work to create a ’Innovation Quarter’. This positive approach 
to regeneration principally for research and development together with associated teaching for 
the University of Oxford is welcomed in principle, since it provides much need employment 
space and helps to build on one of the city’s key growth sectors.  

8.5.12 This will however inevitably over time result in the displacement of existing business / service 
uses which are important in providing services and facilities as part of the support 
infrastructure that allow for the proper functioning of the local economy. These businesses 
play a key role in the diversity of the local economy and offering a range of job opportunities 
for local people. Whilst some businesses may choose to relocate outside the city within the 
wider PMA other businesses who have longer associations with Oxford and an established 
local market / client base may well ideally wish to remain within the city, so some alternative 

                                                      
28 The Oxfordshire Business Barometer (Autumn 2015) – Commercial Property Dashboard 
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employment sites does need to be provided to respond to demand and offer them this 
opportunity.  

8.6 Quality and characteristics of employment land 

8.6.1 Strategic transport access: The assessment for strategic transport access considered a range 
of key factors including strategic road access, public transport access and walking and cycling. 
Amongst the highest scoring sites taking into account all the criteria used to assess office (B1) 
employment uses, the majority are well served by public transport (93%), with good walking 
and cycling facilities (87%) and strategically well sited. These high scores for strategic 
transport access together with those for good or very good access to facilities and amenities 
do reflect the location of these office (B1) uses which predominantly lie within the City centre 
and or District centres. There are however a few exceptions such as the Oxford Business Park 
and former Neilsen site that are in out-of-centre locations but scored well given their condition, 
performance and management.  

8.6.2 Condition: The majority (75%) of the total B1 employment sites do appear from the survey to 
be in good or very good condition, this reflects the findings of the Property Market Review 
about the condition of the existing stock available on the market. Of the remaining sites (24%) 
that scored poorly for their condition these included a number of sites that were either under-
used or subject to future redevelopment proposals.   

8.6.3 Industrial uses: Of the B2/B8 employment sites surveyed a high proportion (84%) scored 
good or very good in terms of their strategic road access. The split between employment sites 
being compatible with their relationship to residential development was fairly evenly split some 
52% scoring poor / fair whilst the remaining 48% scored good or very good. The majority of 
sites scored well in terms of servicing but particularly well for parking facilities.  

8.6.4 Vacancy levels: The analysis of vacancy levels shows that the existing supply of employment 
sites is being occupied by companies and businesses to a very high level (87%). This shows 
the strength and performance of the Oxford economy particularly in the use of office space 
(B1) but also its diversity in supporting a range of key sectors that contribute to the economic 
growth of the city, supported by those firms and supply chains that make up the local industrial 
(B2/B8) market. The low vacancy levels serve to highlight the limited supply of space limiting 
the ability of business to move and expand within the city to meet their local market 
requirements.     

8.6.5 It is therefore important to ensure that the supply of employment sites (property and land) is 
secured for existing businesses in the future to support and retain established companies 
allowing for their growth on existing sites where possible or to relocate and expand on other 
employment sites within the city. In addition there should be opportunities made available for 
more start-up and grow-on space within Oxford  and to develop the ‘pipeline’ which can attract 
further inward investment opportunities for companies to come and build on Oxford’s strengths 
and within its key sectors to generate growth to contribute to the national and local economy. 
The supply of employment sites does therefore need to be retained and safeguarded to meet 
the forecast demand for space, particularly office (B1). But provision for industrial (B2/B8) 
space does need to be safeguarded and opportunities taken to increase supply through 
regeneration and or additional land.   

8.6.6 Cluster / area analysis: The spatial analysis of the employment sites by clusters/areas 
considered the performance, condition and stock of existing employment sites in both office 
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(B1) and Industrial (B2/B8) uses. The most important economic clusters / areas in Oxford 
comprise the City and District centres, Headington and the south-east area of the city.  

8.6.7 In the case of Office (B1) uses the City and District centres scored highly. The City centre 
being particularly important with two major University Campuses comprising the University 
Science Area and the Radcliffe Observatory Quarter together with 23 individual sites, 4 
Business Centres (serviced offices for start-ups) and a social enterprise Student Hub. This 
cluster makes a valuable contribution towards key sectors in Oxfords economy such as 
Knowledge; Financial and Professional; Research and Development; Life Sciences; University 
spin-outs; Education; Publishing; and Social Enterprise. 

8.6.8 The Headington area: This is another very important cluster since it includes the grouping of 
the major hospitals. Those actively involved in research and development (B1) include the 
Churchill Hospital, Old Road Campus and John Radcliffe who work with the University of 
Oxford as part of the University Hospitals Trust. This area is also home to Oxford Brookes 
University, who work alongside business to develop key areas of expertise in automotive, 
publishing, climate change, enterprise and innovation. This cluster therefore makes a 
particular contribution towards key sector in Health, Clinical Excellence, Life Sciences, 
Education and Research and Development. 

8.6.9 The South-East area: This cluster is unique as an important employment area within the city, 
since it supports both offices (B1) and industrial (B2/B8) uses. Office and science uses (B1) 
are well represented with both the Oxford Business Park and Oxford Science Park together 
with two medium sized estates. In terms of industrial uses (B2 and B8) the south-east area 
includes some major strategic sites occupied by key employers such as BMW and Unipart 
together with five industrial estates. This cluster therefore has key sector strengths in the 
Knowledge economy; Financial and Professional; Life Sciences; and Science together with 
automotive car manufacturing and distribution. 

8.6.10 The North area: This cluster is at present largely represented by Jordon Hill an existing 
Business Park comprising a range of office (B1) uses. But in the future the Northern Gateway 
will shortly be developed for a new science and office Business Park (B1). This cluster 
therefore has and will develop key sector strengths in the knowledge economy, science and 
publishing.   

8.7 Recommendations 

8.7.1 The policy implication of these findings are that, overall, there is an undersupply of 
employment land to meet forecast demand within Oxford City and that policy solutions should 
be explored to ensure as much of the demand as possible is met, in order to avoid 
constraining future economic growth. It is also important to protect existing stock from ongoing 
change of use through permitted development.   

8.7.2 Potential policy approaches include: 
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o Over-arching policy: The Local Plan 2036 should consider developing an over-arching policy 
which recognises the strengths of the key sectors and clusters that will drive economic growth and 
jobs for the city. At the highest level this acknowledges the important role played by the education 
and health sectors and the associated research undertaken to drive innovation and enterprise within 
the ‘knowledge economy.’ But equally Oxford’s economy is characterised by its ‘diversity’ and 
‘resilience’ in other employment uses that together provide the necessary infrastructure to allow the 
economy to function properly.  

o Proposed policy approach: The report highlights the undersupply of employment land and 
premises. The Local Plan 2036 should therefore consider a policy approach that comprises four key 
elements supporting existing allocations and protecting key sites, re-evaluating the role and 
designation of district centres / clusters and allocating new sites within the city, supporting 
intensification and modernisation for new ‘employment uses’, and working with neighbouring 
authorities to explore potential sites close to the city.   

o Allocated and or Protected Employment Sites: Sites that are already allocated and / or protected 
for employment use as key protected employment sites, and have shown to perform well against 
the survey criteria,should continue to be protected by a policy designation.  

o Spatial clusters: Sites / Clusters that are performing at a high level and provide a key spatial 
grouping for employment uses which include for example significant areas of offices for research 
and development, such as Old Road and Churchill should be designated as Science and Research 
Hubs. The assessment suggests some spatial clusters of importance to the city’s economy and 
highlights the key role played by the City and District centres in providing office space. It is worth 
exploring ways in which office space can be protected within these centres and positively promoted 
through new developments coming forward; and possibly designating them as ‘innovation districts.’ 
Sites / clusters within these spatial areas identified by this study should be recognised for their 
important role that they fulfil within Oxford’s economy and recognised as such within the Local Plan.  

o Additional sites: Sites that are not protected for employment, but which are shown through this 
assessment to be performing an important economic role, should be considered for designation for 
employment use. Any potential development sites that include employment uses either solely or as 
part of mixed-use development should be considered for allocation to explore the potential for new 
employment uses.   

o Modernisation and intensification: The modernisation and intensification of existing sites should 
be positively encouraged to maximise the employment use and density of development on the site. 
This could be in a different form and type providing the employment density is adequately replaced. 
This would allow potentially for other uses to be included within the overall modernisation, making 
the most efficient use of the land. This is particularly important given the shortage of employment 
land in Oxford and the pressures from competing uses, such as residential, to ensure effective, 
efficient and sustainable use of land.   
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APPENDIX A 
Figure A-1: North Oxford 



 Oxford City Employment Land Assessment 2016 

 

103 

 

 

Figure A-2: North East Oxford 
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Figure A-3: Oxford City Centre 
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Figure A-4: East Oxford 
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Figure A-5: South East Oxford 
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Figure A-6: Headington 
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Figure A-7: Additional Sites 
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APPENDIX B 
Methodology for assessing employment sites 

9.1.1 95 sites were originally selected for site surveys.  These sites were all traditional Class B uses 
(e.g. office, factory, warehouse etc.).  For clarity, other types of employment (including Class 
A uses and education etc.) have not been included in these surveys. 

9.1.2 The sites were identified from a variety of sources including: 

• The previous Employment Land Study 

• Allocated sites in the Local Plan 

• Protected Key Employment Sites 

• Additional non-key protected sites 

• Additional serviced office sites 

9.1.3 When this data was collected and the spread of sites was assessed it was decided that it 
would be helpful to add some more additional sites in the city and district centres, particularly 
given their importance in generating employment and to understand the weight that should be 
attached to these centres in the development of future strategy for the city.  A further 25 
additional sites was therefore added to the database.  

9.1.4 A proforma was created with which to carry out employment site surveys. The questions were 
based on the information gathered for the same exercise in the last Employment Land Study, 
supplemented with additional questions taken from other examples of surveys and checked 
against guidance.  In particular questions on economic and social issues were added.  Each 
question was designed to offer multiple choice with measurable answers where possible to 
ensure overall consistency in scoring. There was professional judgement used in some cases.   

9.1.5 Half the questions on the proforma were completed on-site through officer observation.  The 
surveys were carried out in February/March 2016 by officers of the Planning Policy Team.  
The site survey questions addressed the following issues: 

• Local road access 

• Walking and cycling access 

• General location; proximity to amenities and facilities 

• Proximity to incompatible uses 

• Topography; size; profile 

• Age of existing premises 

• Condition of existing premises 

• General attractiveness of the location 

• Environmental quality 

• Vacancy levels 
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9.1.6 The other half of the questions were completed in a desk-based exercise using a variety of 
data sources including published information on the index of multiple deprivation and 
economic activity and the Environment Agency map of flood risk for example.  The desk-
based questions addressed the following issues: 

• Access to strategic road network 

• Public transport access 

• Flooding and contamination 

• Market perception 

• Marketing evidence 

• Ownership factors 

• Availability for development 

• Other uses that the landowner might consider 

• Deprivation and regeneration areas 

• Economic activity 

• Economic development 

9.1.7 In addition following discussions with the consultants, two further columns were added. This 
required an assessment of the servicing and parking facilities available for each site. The 
scoring simply suggested awarding a score of 3 for adequate and 1 for inadequate (there were 
no other number options). In total therefore there were some 23 criteria however the overall 
scoring assessment was focused on 20 criteria which related specifically to the individual site 
characteristics. The remaining 3 concerned with wider economic development / regeneration 
factors provided useful background information.  

9.1.8 It was acknowledged that even with the original 95 surveys completed; this was still only a 
sample of the total number of employment sites in the city.  To help address this point the 
business rate database was interrogated to identify some further key Class B uses within the 
city boundaries, which added a further 25 sites. In total therefore 120 sites were surveyed 
which comprised 88 Office (Class B1) sites and 22 Industrial (Class B1c, B2 and B8) sites.  

Table A-1: Employment Site Assessment Pro Forma 

Employment site assessment pro forma 
Site name  

Site address  

Site area (ha)  

Site allocation / policy designations  

 

Current use class/es  
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% of land still undeveloped  

Greenfield / Brownfield  (% split)  

 

Note: Blue questions to be completed on site 

 

Accessibility 
1)  Access to Strategic Road Network 

1 Poor: over 5 Km from junction onto ring road, and/or through constrained/local roads, and/or 
through town centre or residential areas etc. 

2 Fair: 3-5 Km from junction onto ring road, and/or through constrained/local roads 

3 Good: 1-3 Km from junction onto ring road, via relatively unconstrained roads 

4 Very good: within 1 Km of junction onto ring road, via good unconstrained roads 

Notes: 

 
2)  Local road access 

1 Poor: difficult/narrow road access, via residential roads, difficult site junction,  congested 
roads or restricted heights/weights 

2 Fair: some access issues as outlined above 

3 Good: generally good access with few issues for HGVs and limited congestion 

4 Very good: via free-moving good roads, avoiding residential areas and difficult junctions 

Notes: 

 
3)  Public transport access 

1 Poor: remote site, poor infrequent public transport access, 1 bus service per hour or less 

2 Fair: more than 500m from public transport facilities / 2 buses per hour 

3 Good: 200-500m from public transport facilities / 4 buses per hour 

4 Very good: served by a range of frequent public transport options linking to residential areas 
and services 

Notes: 

 
4)  Walking and cycling 

1 Poor: no existing footpaths or cycle paths to the site 

2 Fair: some footpath or cycle paths although limited provision/not continuous 
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3 Good: reasonable paths available but some limitations such as poor quality 
surface/lighting/crossings etc 

4 Very good: good and attractive footpath and cycle links from residential areas  

Notes: 

 

 

General location and neighbours 
5)  General location;  proximity to amenities and facilities (and labour)  

1 Poor: remote site, no amenities or facilities easily accessible 

2 Fair: limited facilities available although access may be more difficult (1-1.5 Km) 

3 Good: good access to some facilities (within 0.5 -1 Km)  

4 Very good: easy access to a range of amenities and facilities (within 0.5 Km)  

Notes: 

 
6)  Proximity to incompatible uses 

1 Poor: adjoining residential or other sensitive uses on one or more boundary 

2 Fair: some residential or other sensitive uses as near neighbours  

3 Good: generally similar neighbouring uses; incompatible adjoining land uses are limited 

4 Very good: within larger employment area; no incompatible adjoining land uses 

Notes: 

 

 

Site characteristics 
7)  Topography; size; profile 

1 Poor:  sloping/uneven site; under 1 ha. size;  irregular/narrow shape; difficult access point 

2 Fair: some of the above issues 

3 Good: some of the advantages below 

4 Very good: generally level site; regular shape; over 5 ha. in size; good access point 

Notes: 

 
8)  Flooding; contamination 
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1 Poor: functional flood plain (Flood Zone 3b); likely to be significantly contaminated requiring 
substantial ground preparation and remediation 

2 Fair: high probability of flooding on the site (Flood Zone 3a); likely to be contaminated requiring 
some ground preparation and remediation 

3 Good: medium probability of flooding (Flood Zone 2); likely to be only limited potential for 
contamination requiring minimal ground preparation and remediation works 

4 Very good: low probability of flooding on site (Flood Zone 1); contamination unlikely, no 
significant ground preparation works required 

Notes: 

 

 

Quality of local environment 
9)  Age of existing premises (tick as appropriate) 

Pre- 1970  1970-1990  Post 1990  
10)  Condition of existing premises 

1 Poor: buildings and external areas are of very poor quality and condition / very restricted 
circulation and servicing facilities 

2 Fair: generally buildings and external areas appear adequate, although some aspects may be 
poor  

3 Good: generally buildings and external areas are of good standard 

4 Very good: buildings and external areas are of a very good quality and condition providing a 
good range of building type, size and tenure / good circulation and servicing facilities 

Notes: 
11)  General attractiveness of the location 

1 Poor: surrounding environment is of poor quality; low profile/visibility; poor/run-
down/unattractive appearance; attracts lower end users 

2 Fair: some of the above aspects are more attractive  

3 Good: most aspects are attractive though some users would likely look for a better standard 

4 Very good: quality of surrounding environment will likely be a positive factor to attracting 
occupiers; high profile/visibility; high quality appearance, environment and quality of occupiers  

Notes: 

 
12)  Environmental quality 

1 
Poor: the site is substantially exposed to noise, dust and/or smell which significantly affects the 
quality of the immediate environment 

2 
Fair: the site is exposed to some noise, dust or smell which somewhat affects the quality of the 
environment at certain periods of day 
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3 
Good: occasionally, the site is exposed to some noise, dust or smell which can affect the 
amenity of the immediate environment 

4 Very good: the site does not appear to be exposed to unreasonable levels of noise, smell, dust 
or other amenity factors 

Notes: 

 

 

Market conditions 
13)  Vacancy levels 

1 Poor: over 25% site/premises vacant  

2 Fair: 15-25% site/premises vacant 

3 Good: 10-15% site/premises vacant 

4 Very good: under 10% of site/premises vacant 

Notes: 

 
14)  Market perception 

1 Poor: low demand, difficult to attract occupiers even with heavy marketing 

2 Fair: requires strong marketing/incentives to attract new occupiers 

3 Good: good demand, units don’t remain unoccupied for long 

4 Very good: viewed as attractive by agents/occupiers; strong demand, units rarely available 

Notes: 

 
15)  Marketing evidence: what evidence is there that the site has been actively marketed? 

 

 

 

Ownership and potential for development 
16)  Ownership factors 

1 Poor: unknown/many small separate ownerships/no overall management 

2 Fair: relatively complex ownerships with some diverse aspirations 

3 Good: single or few ownerships with good co-ordination/management 

4 Very good: all in single ownership with active management and on-going investment 

Notes: 
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17)  Availability for development 

1 Poor: constraints on development or owner aspirations for other uses, history of non take-up, 
unlikely to be available within 5 years or more 

2 Fair: no active discussions but no specific constraints to development either 

3 Good: landowner actively pursuing / discussing future investment 

4 Very good: land  available  immediately  for  development  or  occupation  with  recent  
planning permission 

Notes: 
 

18)  What development would the landowner/developer would consider / propose 
(housing, employment, other commercial, mixed use or unknown)? 

 

 

 

Wider economic factors 
19)  Deprivation and Regeneration Areas 

1 Poor: site within the most affluent neighbourhoods (super output area is in top quartile of least 
deprived (75% plus)  

2 Fair: site within a neighbourhood ranked as average to affluent (super output area is in the 50% 
to 75% least deprived quartile) 

3 Good: site within a neighbourhood ranked as average to deprived (super output is in the 50% to 
25% quartile) 

4 Very good: site is within a neighbourhood ranked as deprived (super output area is in the 25% 
or below quartile) and within a City Council Regeneration Area 

Notes: 

 
20)  Economic activity 

1 Poor: site is located in a ward of high economic activity (76% plus economically active in 
employment) 

2 Fair: site is located in a ward of good economic activity (70-75% economically active in 
employment) 

3 Good: site is located in a ward of moderate economic activity (65-70% economically active in 
employment) 

4 Very good: The site is located in a ward of low economic activity (below 65% economically 
active in employment) 
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Notes: 

 
21)  10Economic development 

1 Poor: site does not have ability to deliver any regional / local economic development objectives 

2 Fair: site has limited ability to deliver regional or local economic development objectives 

3 Good: site has good ability to deliver some regional or local economic development objectives 

4 Very good: site has excellent ability to deliver several significant regional / local objectives 

Notes: 

 

 

Total score 
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	EXECUTIVE SUMMARY
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	Spatial analysis of employment sites
	The amount of vacant land including sites awaiting development is 408,372 sq m of B1 (about 25% of the total employment land) and just 2.5ha of B2/B8 (under 2% of total B2/B8 land). However most of the vacant land has proposals for development, includ...
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	1 Introduction
	1.1 Study overview
	1.1.1 AECOM was commissioned by Oxford City Council to jointly produce an Employment Land Assessment (ELA) of the borough. The ELA assesses the quantity and quality of the city’s stock of employment land to form an evidence base to support the review ...
	1.1.2 Oxford City Council officers carried out the full survey of employment sites and wrote the planning policy review; socio-economic profile; quality and characteristics of employment land and property market assessment chapters of this report. AEC...

	1.2 Changes to National Planning Policy
	1.2.1 The National Planning Policy Framework (NPPF) outlines the principles that Local Planning Authorities should follow in preparing their evidence base to inform employment land policies.
	1.2.2 The need for Local Planning Authorities to produce an up to date Employment Land Assessment and the suggested format is outlined in national Planning Practice Guidance (PPG) published on the 6th March 2014. The PPG updates the suggested methodol...

	1.3 Study Area
	1.3.1 The process for selecting existing and potential employment sites to survey corresponds with the guidance in the PPG. This includes all sites currently within an employment designation and a number of other employment sites considered important ...
	1.3.2 The selection of these sites and clusters is explained further in Chapter 5 and the site maps are provided in  Appendix A.

	1.4 Employment Land Use
	1.4.1 Throughout this report employment land is referred to as land in office use (B1), comprising B1a (Office) and B1b (Research and Development) but not B1c (Light Industry) as this use class shares characteristics more similar to industrial uses; i...


	2 Study Approach
	2.1 Overview
	This section sets out the main research elements of this employment land assessment as illustrated in Figure 2.1. The methodology has been adapted to PPG.
	2.1.1 The assessment period for this ELS matches Oxford City Council’s new Local Plan period: years 2016 to 2036.

	2.2 Report Structure
	2.2.1 This report sets out our final findings and policy recommendations for employment land in Oxford, taking into account the future economic development of the area. The report is structured as follows:
	2.2.2 Consultation with stakeholders, key businesses and commercial property market agents undertaken by the City Council have informed the supply and demand evidence base and our conclusions and suggested recommendations for policy.
	2.2.3 Figure 2.2 below and Figures A-1 to A-7 in Appendix A show the location of the employment sites and clusters covered by the assessment.
	Source: AECOM


	3 planning policy and literature review
	3.1 Introduction
	3.1.1 This policy review provides a brief summary on relevant strategies and policies on employment and the economy in Oxford. The first section considers the overall strategic vision for the economic growth of the city; the second section provides a ...

	3.2 National Planning Policy
	National Planning Policy Framework (NPPF)
	3.2.1 The NPPF condenses all planning policy statements into a single all-encompassing planning framework with the intention of making the planning system less complex and more accessible. The National Planning Policy Framework was published and came ...
	3.2.2 The NPPF describes the Government’s vision for building a strong, competitive economy. It sets out a presumption in favour of sustainable development in the absence of a local plan or where the plan is silent or indeterminate. This means that th...
	“The Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth. Planning should operate to encourage and not act as an impediment to sustainable growth.
	Therefore significant weight should be placed on the need to support economic growth through the planning system.
	To help achieve economic growth, local planning authorities should plan proactively to meet the development needs of business and support an economy fit for the 21st century.
	Investment in business should not be over-burdened by the combined requirements of planning policy expectations. Planning policies should recognise and seek to address potential barriers to investment, including a poor environment or any lack of infra...
	Planning policies should avoid the long term protection of sites allocated for employment use where there is no reasonable prospect of a site being used for that purpose. Land allocations should be regularly reviewed. Where there is no reasonable pros...
	Planning Practice Guidance (PPG) (March 2014)
	3.2.3 On 6th March 2014 the Government published new national Planning Practice Guidance (PPG) on ‘Housing and Economic Development Needs Assessments’ and ‘Housing and Economic Land Availability Assessments’ amongst others. This guidance replaces the ...
	3.2.4 In economic development terms ‘need’ relates to the amount of economic development floorspace required based on quantitative assessment and an understanding of the qualitative requirements of market segments. The PPG requires assessments to be b...
	3.2.5 It is recognised that there is no one methodological approach for the assessment of need. However, the PPG advises that in understanding the current market in relation to economic uses plan makers should liaise closely with the business communit...
	3.2.6 To provide an understanding of the underlying requirements for office, general business and warehousing sites the PPG emphasises the importance of considering projections (based on past trends) and forecasts (based on future scenarios) and ident...
	3.2.7 Analysing supply and demand concurrently enables conclusions to be drawn on whether there is a mismatch between quantitative and qualitative supply of and demand for employment sites. This in turn enables an understanding of which market segment...
	3.2.8 The PPG identifies that when translating employment and output forecasts into land requirements there are four key relationships that need to be quantified including:
	3.2.9 With relevance to this study the PPG requires local planning authorities to work with other local authorities within the functional economic market area when assessing availability of land in line with the duty to cooperate. The PPG also require...
	3.2.10 The assessment of the suitability of sites for development should be guided by the development plan, emerging plan policy and national policy, as well as market and industry requirements. The PPG notes that when assessing sites against the adop...

	3.3 Local Planning Policy
	Oxford Local Plan
	3.3.1 The Local Plan at present comprises the Core Strategy (adopted 14 March 2011), which is the over-arching document that sets out the vision, spatial strategy and core policies to 2026. It also includes the Sites and Housing Plan (adopted Feb 2013...
	Local Plan policy approach
	3.3.2 The adopted Oxford Local Plan 2016 together with the recently adopted Core Strategy0F  has supported sustainable employment growth, building on Oxford’s key economic strengths. A suite of policies, known as the ‘cascade approach’, used a set of ...
	3.3.3 This policy approach to the economy and the importance of ensuring an adequate provision of employment land has been taken forward in the Core Strategy which promotes ‘managed economic growth’. Policy CS27 therefore seeks to secure the long-term...
	Key protected employment sites
	3.3.4 Policy CS28 aims to safeguard Oxford’s employment land supply. Whilst it relates to all employment sites the policy does relate to both key protected sites and non-protected sites. The key protected employment sites which comprise strategically ...
	3.3.5 The Oxford Employment Land Study (March 2006) provided the background evidence base for the use of employment land set out in policies CS27 and CS28 in the Core Strategy. The smaller sites often contain businesses that meet local needs and are l...
	3.3.6 The consultants in their review of these sites recognise in Para. 6.12 that:
	3.3.7 ‘there is not an indefinite number of employment sites in the City and the more which have no strong protection and face development pressures for other uses, the less likely it appears that a reasonable portfolio of different types of sites can...
	3.3.8 The study also recognises the essential role these key protected sites play as part of the City’s employment land supply. The consultants state: ‘the inherent value of a site as an employment location is important rather than just its current co...
	3.3.9 This balanced approach to safeguard key employment sites but allow the release of non-protected sites was fully tested and supported by the independent Inspectors at the two Local Plan Inquiries. In fact the employment policies in the Core Strat...
	3.3.10 These policies have been successfully delivered through a balanced approach to the use of employment land; which has been responsive to both employment and housing needs. Given the shortage of land in Oxford this has required the protection of ...
	3.3.11 In the context of both the Core Strategy policies (CS27 and CS29) together with the Economic Growth Strategy it is considered that the range of key protected employment sites should be either protected for their existing use or modernised as pa...
	Local Plan 2016-2036
	3.3.12 The City Council has now started to produce a new Local Plan for Oxford. The Local Plan is important because it will shape how Oxford develops. It will set out how the city will look and feel; it will guide new developments to the right locatio...
	3.3.13 The timetable for public consultation begins on 27th June 2016. This will start to develop a vision for the city in 2036, to gather ideas on a range of scenarios for future development and to check that we have identified the right issues. Then...
	3.3.14 The new Local Plan 2016 will supersede all plans and policies except the adopted Area Action Plans.

	3.4 Local Strategies
	Oxford’s Economic Growth Strategy (OSP Jan 2013)
	3.4.1 The City Council and its partners have sought to take a proactive approach to Oxford’s economy by working in partnership with key stakeholders and business. The Oxford Strategic Partnership (OSP) commissioned consultants (Shared Intelligence) to...
	3.4.2 The OEGS defines its role “Oxford is a national asset and essential to the future of the UK and the regional economy as a whole.” The productivity and competitiveness of the city is clearly expressed in its contribution to the national economy, ...
	3.4.3 The Economic Growth Strategy was approved by the Oxford Strategic Partnership (OSP) in January 2013 and an Action Plan setting out how and when the key recommendations and actions emerging from the strategy are currently being implemented with p...
	Strategic Economic Plan (SEP)
	3.4.4 Oxfordshire’s Strategic Economic Plan (SEP) has been developed by the Local Enterprise Partnership (LEP) in partnership with the business community, academic institutions and the Local Authorities and was submitted to Government on the 31st Marc...
	3.4.5 In addition to the thematic focus the Strategic Economic Plan focuses on priority localities of in the Oxfordshire Knowledge Spine, which include Bicester, Oxford and Science Vale. These complementary priority areas together form the focus for e...
	3.4.6 The Oxfordshire Local Enterprise Partnership (OxLEP) has been recognised by the UK government as one of the most effective and highly performing LEPS in the country, and the Enterprise Research Centre described Oxfordshire as the ‘most innovativ...
	3.4.7 The OxLEP have appointed SQW to carry out a ‘refresh’ of the Strategic Economic Plan (SEP). A period of public consultation has taken place on a revised version of the SEP, which has now closed. A summary of the comments received will be publish...
	The Oxfordshire Innovation Engine Report (2013)
	3.4.8 This report was commissioned by the Oxford and Oxfordshire Local Enterprise Partnership together with the University of Oxford. The report seeks to identify ways to realise the growth potential of “Oxfordshire’s high tech cluster of businesses, ...
	3.4.9 The consultants make out a clear case for the growth of Oxford (para. 7.23) which states that “Oxford has to grow to fulfil its role within the high tech economy.” It recognises that further development of housing, accommodation for University a...
	3.4.10 An update to the Oxfordshire Innovation Report was recently published in May 2016. The purpose of the update was to consider recent changes, in particular whether the constraints that were identified in the Innovation Engine Report were being a...
	3.4.11 Whilst the consultants recognise that there are still significant issues to address, notably the cost and supply of housing, road congestion, the need for a stronger business voice and better, more consistent articulation of the ‘Oxfordshire gr...

	3.5 Existing evidence base: Supporting studies assessing demand and supply of employment land
	Oxford’s Employment Land Study (March 2006 and updated 2010)
	3.5.1 This study commissioned by the City Council and prepared by consultants Nathaniel Lichfield, explains Oxford’s role within the local economy; the key sectors which should be strengthened and supported but also the role of the smaller businesses ...
	3.5.2 As part of an update undertaken in 2010 the consultants provided a justification for the robustness of the forecasts of employment land even though circumstances had changed since the original 2006 report. This paper states that the forecasts fo...
	3.5.3 The employment land study does however provide a good / thorough methodology, which considered forecasts of employment growth; trend based forecasts, take-up of employment land; and estimates / scenarios for the amount of land required in the fu...
	3.5.4 In relation to the demand for employment land the study included the following:
	3.5.5 The study then used these estimates along with discussions with key stakeholders and agents in the property market to assess the supply of employment land.
	3.5.6 Assessment of existing employment land supply to meet future demand (Northern Gateway, Key Protected Employment sites and West End)
	3.5.7 Alternative scenario options for delivery of employment land based with the preferred proposal for the delivery of ‘managed economic growth.’
	Economic forecasting report to inform the Oxfordshire Strategic Economic Plan (SEP) and Strategic Housing Market Assessment (SHMA) (Feb 2014)
	3.5.8 The study provides evidence of population growth and economic forecasting to inform the Oxfordshire Strategic Economic Plan (SEP) and Strategic Housing Market Assessment (SHMA) (SQW and Cambridge Econometrics) (Feb 2014). The timeline for these ...
	3.5.9 The report provided an analysis of the jobs growth by district, based on the Planned Economic Growth forecasts, is compared with land allocated for development by district (taking into account that not all jobs locate on B Class land). The repor...
	3.5.10 Growth is driven in all districts by ‘accommodation & food services’ and ‘financial & business services sectors.’ But in Oxford Table 3.4 shows that key growth likely to come from the Government services (education and health), distribution (re...
	3.5.11 In the case of Oxford the report states that “there will be significant growth of employment in education (university related), bioscience and healthcare and retail”.  There is also likely to be an increase in corporate R & D linked to the Univ...
	Planned Economic Growth Forecasts and Capacity of allocated sites
	3.5.12 Planned Economic Growth Forecasts compares the Planned Economic Growth forecasts by District (Oxford 24,300 jobs) with capacity on sites that are allocated or proposed to be allocated for development within the period of the relevant local plan...
	3.5.13 The forecasts relate employment sites and job capacities to individual sites within the Districts. For Oxford this includes a range of sites these include those within the City Deal and key employment sites. For example these include the Bio-es...
	3.5.14 In conclusion, therefore taking all the sites in Oxford together the total gross site area amounts to 208 ha, of this it is estimated that the net amount of land that would be used for employment would be 68 ha (land), which would be developed ...
	Strategic Employment Land Availability Assessment (SELAA) (2013)
	3.5.15 The City Council produced a Strategic Employment Land Availability Assessment (SELAA) to provide an up to date assessment of Oxford’s employment land supply. The study undertook a review of employment sites through a ‘desk-based’ assessment and...
	3.5.16 The SELAA does not allocate new employment sites but serves as an audit of the amount of land available for development. It provides an important element of the evidence base to inform and monitor the performance of existing policies and employ...
	3.5.17 The SELAA concluded by estimating that the net amount of employment land on the sites assessed that is considered to be available and deliverable for employment development is restricted to the Northern Gateway (12ha) in the Core Strategy; toge...


	4  SOCIO-ECONOMIC PROFILE
	4.1 Introduction
	4.1.1 This assessment of Oxford’s socio-economic context provides a review of the District /city’s employment needs which highlights some of the key opportunities and constraints within the city’s economy that will have an influence on the demand and ...
	4.1.2 This analysis uses directly relevant data from the Office for National Statistics, which has been compared with Oxfordshire as a whole, that covers the same area as the Oxfordshire Local Enterprise Partnership; together with comparisons with the...
	4.1.3 In addition, an Oxford Profile 2016 has been published by the City Council (Social Statistics Team), which has provided a useful summary sheet on key facts about Oxford’s population, economy and housing. This has used a range of relevant local a...

	4.2 Population and demographics
	4.2.1 Population growth does have a relationship with the demand for both housing and employment sites. Between 2001 and 20111F  the population in Oxford increased by 12% (16,400) to 151,900. This growth rate is significantly higher than both Oxfordsh...
	4.2.2 In 2001 the number of people of working age (16-74) was 103,950, of which some 65,186 (62.7%) were economically active. By 2011 those of working age had increased to 118,437, an overall rise of 14,500 people; of these 74,923 (63.3%) were economi...
	4.2.3 In 2015, 84.7% of the working age population2F  was economically active, which is slightly higher than Oxfordshire (83.6%) and the South East (80.3%) but significantly higher than that for England (77.8%) as a whole.
	4.2.4 The Oxford Profile3F  2016 ranks Oxford as 1st, as compared to the 54 other cities in England, for students accounting for 24% of its adult population; the highest proportion (32%) of young 18-29 year olds as a percentage of residents; and a hig...

	4.3 Population growth
	4.3.1 Oxfordshire’s population is projected to grow to 684,600 by 2016, and if current trends continue would increase to 758,000 people by 2031. This population increase is projected to occur across Oxfordshire, although the greatest percentage change...
	4.3.2 Oxford’s population is therefore forecast to grow significantly between 2006 - 2031 to 186,000 people. This represents an increase of 25%, as compared to 20% for Oxfordshire as whole.
	4.3.3 The city is now in a new and distinct phase of rapid population growth which is adding around 15,000 people per decade. Between 2001 and 2011 the population grew by 16,500 residents and is projected to grow by another 13,000 people by 20214F .

	4.4 Job Growth
	4.4.1 The Oxfordshire Economic Forecasting Report (2014) produced by SQW and Cambridge Econometrics provided some of the background evidence to support both the Strategic Housing Market Assessment (SHMA) and the Oxfordshire Strategic Economic Plan (SE...
	4.4.2 The consultants expect that this significant growth in employment will take place in the education (university related), bioscience and healthcare and retail sectors. There is also likely to be an increase in corporate R & D linked to the Univer...

	4.5 Supply of Labour and employment
	4.5.1 The location and operation of business is significantly influenced by the availability of employment sites together with the supply of labour and the level of skills available in the local workforce. In addition to these factors there are other ...

	4.6 Occupational structure
	4.6.1 The Annual Population Survey shows that some 64.4% of the resident population in Oxford is employed in managerial, professional and associate professional occupations, which is slightly higher than Oxfordshire (59.1%), but significantly higher t...

	4.7 Labour supply
	4.7.1 In Oxford the number of residents economically active is 98,1005F , which expressed as a proportion of the total number of residents of working age is 84.7%, which is higher than Oxfordshire (81%) the South-East (80.3%) and England (77.8%). The ...
	4.7.2 The numbers of people making a claim for benefits in Oxford is 1,005, which represents 0.9% of the resident population of working age, which is slightly higher than Oxfordshire (0.6%) and slightly lower than the South-East (1.0%). The national l...

	4.8 Earnings by residents and workers
	4.8.1 In 2015, the average (median) gross weekly earnings for residents6F  in Oxford was £559, which is some £18 lower than Oxfordshire as whole and £16 lower than the levels for the South-East but £30 higher than those for England as a whole. The ave...
	4.8.2 The contribution of Oxford’s workforce to the national economy is highlighted in The Oxford Profile 2016 which ranks Oxford as 7th, as compared to the 54 other cities in England, for gross value added per worker (£58,150) and 8th for annual full...

	4.9 Resident qualifications
	Educational attainment of Oxford’s residents (aged 16-64)
	4.9.1 The Annual Population Survey 2015 shows that 63% of the working age population are qualified to at least NVQ4 level (HND, degree and higher degree qualifications or equivalent) and above8F , which is higher than Oxfordshire (51%) and significant...
	4.9.2 The Oxford Profile 2016 ranks Oxford as 2nd, as compared to the 54 other cities in England, for the percentage (43%) of people within the city with degree-level qualifications. In overall terms Oxford has only 4% of the resident population in un...

	4.10 Labour demand
	Employment and industrial characteristics
	4.10.1 In 2015, total employment9F  in Oxford was 113,900 of which 67% were full-time positions and 33% part-time reflecting very similar proportions for the south-east and England as a whole. Employment in Oxford is dominated by the public sector and...
	4.10.2 The number of construction jobs 6,100 (5.4%) reflects the amount of new development taking place within the city which is slightly higher than Oxfordshire but more than the South East and England. Although the proportion of manufacturing jobs 3...

	4.11 Job density (2014)
	4.11.1 The table below shows the job density, which is a measure of the level of jobs per resident of working age (aged 16-64). For example a job density of 1.0 would mean that there is one job for every resident aged 16-64. Oxford has a very high den...

	4.12 Business demography
	4.12.1 The size of businesses already operating within an area provides a useful assessment of the structure of the local economy and suggests the type and size of premises that these businesses occupy. In Oxford there are some 4,585 business11F  of w...
	4.12.2 The proportion of small businesses (11.7%) is slightly higher than Oxfordshire and the South-East. The proportion of medium sized businesses (2.8%) and larger businesses (0.9%) are however almost double the proportion in Oxfordshire and the Sou...

	4.13 UK Business Count 2015
	4.14 Housing and affordability
	4.14.1 Oxford has a significant ‘unmet’ housing need, and experiences significant issues around affordability. The Oxford Profile 2016 ranks Oxford as 1st, as compared to the other 54 cities in England, for both house prices to earnings ratio, with a ...
	4.14.2 These issues are very significant for both existing businesses within Oxford looking to retain existing staff and for inward investors wishing to set up a new business within the City. These factors together with the very low unemployment numbe...

	4.15 Labour demand
	Travel to work information
	4.15.1 Oxfordshire County Council’s Research and Intelligence Team, the District Data Analysis Service and Oxford City Council carried out some detailed analysis of commuting patterns by mode of travel in 2011, comparing the latest information from 20...
	4.15.2 The tables below show the travel patterns of behaviour and modes of transport used both in Oxford by comparison to the surrounding districts and within Oxfordshire as a whole. The travel assessment for Oxford is then analysed in further detail ...

	4.16 Oxfordshire
	4.16.1 Oxfordshire residents travelling out of the County to work are twice as likely to use public transport as commuters travelling into the County.
	4.16.2 Although the number of journeys has increased significantly since 2001, there has been little change in the overall proportion by mode of travel. From 2001-2011, only the proportion of outbound journeys made by car has changed noticeably fallin...

	4.17 Oxford
	4.17.1 Inbound: There has been an increase in the number of inbound commuters travelling from outside the district to work in Oxford by car for most of the journey.
	4.17.2 Within Oxford: Commutes made mainly by bicycle, on foot or by bus within the city have all increased, whilst car commuting has stayed at a similar level to 2001
	4.17.3 Outbound: More people commuting from Oxford to other destinations are travelling by train or bus than in 2001
	Source: 2001 Census and 2011 Census
	4.17.4 The above table shows how Oxford residents in employment travelled to work in 2001 as compared to 2011. This shows that there has been an increase in the proportion of people working from home. There does appear to be less use of the car (drive...

	4.18 Summary
	4.18.1 The city has a high proportion of students and young people as a percentage of residents. Oxford’s population which increased significantly between 2001 and 2011 by 12% to 151,900 and is forecast to rise to 186,000 by 2031..There is forecast to...
	4.18.2 The proportion of economically active residents is higher than other areas. The level of unemployment in Oxford is low, comparable to Oxfordshire but significantly lower than the South-East and England. The workforce is Oxford is highly qualifi...
	4.18.3 Employment in Oxford is dominated by the public sector and in particular education and health 54,000 (48%), which is significantly higher than Oxfordshire, the South-East and nationally. Oxford has seen a strong growth in private sector jobs of...
	4.18.4 Oxford has a significant ‘unmet’ housing need and issues around affordability with high house prices. These factors together with the very low unemployment numbers make the local labour market ‘tight’ and subject to problems of both recruitment...
	4.18.5 An analysis of travel to work patterns (2001-2011) shows an increase in inbound commuters from outside the district mainly by car. Within Oxford commuting by bicycle, on foot has increased by almost a third and bus use increased by 11%. Outboun...


	5 Quality and Characteristics of Employment Land
	5.1 Introduction
	5.1.1 A field survey of employment land in Oxford City was carried out by Oxford City Council officers to assess its suitability for continued employment use. The list of sites consists of:
	5.1.2 118 sites were surveyed in total. Site maps are provided in Appendix A.
	5.1.3 The survey covered the use classes B1, B2 and B8. Throughout this report employment land is referred to as land in office (B1), comprising B1a (Office) and B1b (Research and Development) but not B1c (Light Industry) as this use class shares char...
	5.1.4 To ensure consistency, Oxford City Council surveyors used 20 criteria to assess the individual sites, all sites were visited by officers and scores were given to each according to individual performance. Guidance was provided for the assessors t...
	5.1.5 This chapter provides a summary of the key findings of the field survey and desk research. It identifies the current stock of employment land and premises as well as future employment allocations and appraises the quality and performance of sites.

	5.2 Employment Sites and Clusters
	5.2.1 Table 5.1 shows all the employment sites surveyed comprising B1 (office) uses and B2/B8 (Industrial) uses. The assessment includes the designation, location, scale, spatial cluster and site area for the employment sites. The ‘designation’ confir...
	5.2.2 Site areas for office use have been measured in hectares and, where possible, square metres (sq m). Site areas for industrial use have been measured in hectares only. Where it has not been possible to measure the amount of floorspace on a site, ...
	5.2.3 In total 118 employment sites were surveyed against 20 criteria, scores were given to each according to their individual performance.
	5.2.4 Table 5.2 sets out the results of the site assessment in terms of an overall ranking for the B1 (office) uses together with the B2/B8 industrial uses based on a cumulative score for all the criteria used to assess each site. The best performing ...
	5.2.5 A full explanation of the approach to the site assessment and the criteria used is set out in Appendix B.
	B1 office uses
	5.2.6 Amongst the top 20 scoring sites in Table 5.2 the majority of high performing B1 office uses are located with the City or District centres, which are well served by public transport and strategically well sited. There are however a few exception...
	5.2.7 Those sites with lower scores are generally within out-of-centre locations or are sites which are vacant awaiting redevelopment. These include some sites, such as the Wolvercote Paper Mill that have a recent unimplemented planning permission or ...
	5.2.8 The other sites are located either within the City / District centres or on their edge. Some of these sites are awaiting future development proposals coming forward such as Travis Perkins and potentially Worcester Street Car Park; others are und...
	B2/ B8 Industrial uses
	5.2.9 Of the top 10 performing sites for industrial use the majority are in out-of-centre locations, which allows for good access to the ring road. A number of these industrial sites are in the south-east of the city which include BMW, County Trading ...
	Vacant land
	5.2.10 Table 5.3 shows sites with a proportion of vacant land, shown in order of overall performance against the assessment criteria. This is important as it potentially identifies sites which could support net additional demand.
	However there are a relatively small number of employment sites that experience a vacancy rate of over 25% of the property or land. Of the total 120 sites surveyed only 16 had a high vacancy level. In the case of Office (Class B1) uses there were only...
	5.2.11 This assessment shows that the existing supply of employment sites for both Office (Class B1) and Industrial (Class B2/B8) uses is being very well occupied and used by companies and businesses in Oxford. It is therefore important to ensure that...

	Source: Oxford City Council
	5.3 Strategic Transport Access
	5.3.1 The strategic transport accessibility of employment areas was determined both through desk based research and site visits.
	5.3.2 Table 5.4 shows sites predominantly in B1 use, with very good or good strategic road access, ordered by the overall performance of the sites against the assessment criteria. The criteria used to assess this included:
	5.3.3 The criteria used to assess to the Strategic Road Network were as follows:
	5.3.4 The table above shows that there were a total of some 30 sites out of a total of 88 B1 use employment sites that scored either good or very good, which represents about 34%. Whilst this does represent a relatively low proportion this largely ref...
	5.3.5 Of these employment sites the majority (57%) are either allocated or protected employment sites with the remaining 43% being non-allocated.
	Access to public transport
	5.3.6 Table 5.5 shows sites predominately in B1 use, with very good or good public transport access, ordered by the overall performance of the sites against the assessment criteria.
	5.3.7 This table clearly shows how many employment sites in B1 use have either good or very good access to public transport. 81 out of a total of 88 (B1) sites have either good or very good access to public transport, which represents 92%.  Of these 6...
	5.3.8 The B1 employment sites that scored badly with either poor or very poor public transport access are all in out-of-centre locations, near the ring road and lie within the south-eastern area of the city. This area is one the few areas of the Oxfor...
	5.3.9 Of the total number (88) of B1 sites surveyed 75 of the employment sites scored good or very good for walking and cycling facilities. The majority of these sites, some 72% lie within the City centre or one of the District centres, which are main...
	Access to facilities and amenities
	5.3.10 Table 5.8 shows sites predominantly in B1 use, with good or very good access to facilities and amenities, ordered by the overall performance of the sites against the assessment criteria
	5.3.11 This table shows that of the 88 sites surveyed  some 73 were scored between good and very good in terms of their proximity to amenities and facilities. The majority (73%) of all the sites are located within the City centre and or District centr...
	Overall quality of employment sites
	5.3.12 The survey used three key criteria to assess the quality of the employment sites, which included an assessment of the condition of existing premises; general attractiveness of the location; and environmental quality using the following factors ...
	Condition of existing premises
	General attractiveness of the location
	Environmental quality
	5.3.13 Table 5.9 shows employment sites predominantly in B1 use, in good or very good condition, ordered by overall performance against assessment criteria.
	5.3.14 Of the total number of B1 employment sites (88) there were 61 (69%) that were rated good or very good in terms of the condition of the premises; general attractiveness of the location and environmental quality. The majority 75% are located with...
	5.3.15 Table 5.10 shows employment sites, predominately in B1 use, in poor / very poor condition, ordered by overall performance against assessment criteria.
	5.3.16 There were some 21 sites that scored only fair or poor of these 14, some 64% lie within the City or District centres. Whilst a further 17% lie on the edge of the District centre, with the remaining 19% are in out-of-centre locations. It is clea...

	5.4 Cluster suitability for B2/B8 Land-use
	5.4.1 This section is an assessment of sites currently used for B2/B8 uses based on criteria that are particularly relevant to B2/B8 uses to measure their performance and suitability for continuing operation in these locations. The criteria that allow...
	 Access to Strategic road network
	 Local road access
	 Proximity to incompatible uses
	 Servicing of businesses; and
	 Availability of parking
	Transport accessibility
	5.4.2 The strategic transport accessibility of employment sites was determined through desk-based research and site visits. Criteria used to assess this included:
	 Strategic road access
	 Local road access
	Strategic road access
	5.4.3 Table 5.11 shows B2/B8 employment sites with very good/ good strategic road access ordered by performance against assessment criteria.
	5.4.4 Of the total number (32) of employment sites (B2/B8) uses some 27 scored good or very good in terms of their strategic road access, which represents a very high proportion some 84%. These sites comprise mainly allocated sites (allocated / protec...
	5.4.5 Table 5.12 shows B2/B8 employment sites with very good/ good local road access ordered by performance against assessment criteria.
	5.4.6 Of the total number (32) of employment sites (B2/B8) uses some 20 scored good or very good in terms of their strategic road access, which represents a very high proportion (63%). These sites comprise mainly allocated or protected sites.
	Impact on surrounding amenity
	5.4.7 Table 5.13 shows B2/B8 employment sites which were rated good or very good in terms of compatibility with other uses, in order of their overall performance against the assessment criteria.
	5.4.8 Of the total number (32) of B2/B8 employment sites 15 sites or 47%, set out in the above table comprised principally either protected or allocated sites that are located within employment areas or close to main arterial roads. As such their oper...
	5.4.9 Table 5.14 shows B2/B8 employment sites, ordered by their overall performance against the assessment criteria, which scored poor or fair in terms of their relationship to incompatible uses such as residential development.
	5.4.10 Of the total number (32) of B2/B8 employment sites, 17 sites (53%) comprise mainly protected or allocated sites. These are generally smaller individual B2/ B8 or Sui Generis businesses which operate near to or within residential areas and there...
	Servicing of businesses
	5.4.11 For sites where B2/B8 land uses predominate, it is important that there is designated and adequate space for the servicing of businesses.
	5.4.12 Table 5.15 shows B2/B8 employment sites, ordered by their overall performance against the assessment criteria, that were rated good or very good for servicing of businesses.
	5.4.13 Of the total number (32) of B2/B8 employment sites 29 or 90% of all sites surveyed scored good or very good in terms of the servicing arrangements. This included 23 sites that were either key protected or allocated for employment use.
	Availability of parking
	5.4.14 For sites with B2/B8 land uses it is important that there is adequate parking space to accommodate the needs of businesses. The availability and type of parking was assessed during the field survey together with a desk-based assessment.
	5.4.15 Table 5.16 shows sites in order of their overall performance against assessment criteria, that were rated good or very good for parking facilities.
	5.4.16 The table above shows that of the total number of sites (32) the majority 28 or 86% of the employment sites scored good / very good and as such do appear to have adequate parking facilities available on site for the operation of their business....
	5.4.17 Table 5.17 shows B2/B8 employment sites, ordered by their overall performance against the assessment criteria, that were rated as poor or fair in terms of parking facilities.
	5.4.18 The table above shows that only 4 out of the 32 employment sites / areas surveyed did not have adequate parking facilities. These sites comprise either buildings that cover the whole site and or have very limited parking available.

	5.5 Summary analysis of all employment sites
	5.5.1 The following commentary looks at each spatial cluster and provides a brief summary of the characteristics of each area together with the broad sectors of the businesses currently operating there and their key sector strengths.
	5.5.2 City centre: This cluster is one of the key areas for office use (B1) within the city. It includes two major University Campuses comprising the University Science Area and the Radcliffe Observatory Quarter together with 23 individual sites, 1 In...
	5.5.3 Templars Square Primary District Centre: Although this is designated a Primary District centre it reflects its importance as a retail shopping centre. Within the centre there is an individual office (B1) block and a few opportunities for potenti...
	5.5.4 Summertown District Centre:  As a District centre it is well represented with office (B1) uses and has 17 employment sites characterised mainly by individual sites but including a Business Centre (serviced offices). There are no Industrial uses ...
	5.5.5 Cowley Road District Centre: This District centre has some (6 ) individual office (B1) premises the majority within the centre but a few on the edge. There are no Industrial uses (B2/B8) within the centre. Key sector strengths: Financial and Pro...
	5.5.6 Headington District Centre:  This District centre has a few (3) office (B1) uses which are all as individual sites. There are two industrial uses (B2/B8) towards the edge of the centre. Key sector strengths: Financial and Professional
	5.5.7 Blackbird Leys District Centre: This District centre presently has some retail uses but no office (B1) or industrial uses (B2/B8). It does however lie within a Regeneration Area where mixed-use developments including employment will be promoted....
	5.5.8 South-East: This cluster is one of the most important employment areas within the city. Office and science uses (B1) are well represented with both the Oxford Business Park and Oxford Science Park together with two medium sized estates. The indu...
	5.5.9 Headington: This cluster is very important since it includes the grouping of the major hospitals. Those actively involved in research and development (B1) in collaboration with the University Hospitals Trust comprise the Churchill Hospital, Old ...
	5.5.10 North: This cluster includes one major strategic site (Northern Gateway) which benefits from an Area Action Plan and will shortly be subject to the submission of an outline planning application by the landowners (St. Johns College) for a new sc...
	5.5.11 East: This cluster has a few office (B1) uses that include two Business Centres (Enterprise Centre and Old Music Hall) that provide space for small businesses and some co-worker space. It does however overall have a greater representation of In...
	5.5.12 North-East: This is a fairly small cluster comprising individual sites. Office (B1) is well represented by Neilsens although they are shortly to relocate to the Business Park. Whilst Industrial (B2/B8) uses include only one individual local bus...
	5.5.13 South and West: This cluster has few employment sites characterised mainly by Industrial (B2/B8) uses on individual sites. Key sector strengths:

	5.6 Summary conclusions
	5.6.1 This qualitative survey was undertaken by staff from the Planning Policy Team in the City Council who used desk-based assessments together with site surveys of individual sites. The employment sites that were assessed comprised both allocated an...
	5.6.2 Amongst the top 20 highest scoring sites taking into account all the criteria used to assess the 88 individual B1 employment uses, the majority are well served by public transport and strategically well sited. There are however a few exceptions ...
	5.6.3 In assessing the strategic transport access for B1 uses it is necessary to consider a range of key factors including strategic road access, public transport access and walking and cycling. Although the employment sites for B1 uses did not score ...
	5.6.4 Of the B2/B8 employment sites surveyed a high proportion 86% scored good or very good in terms of their strategic road access. The split between employment sites being compatible with their relationship to residential development was fairly even...
	5.6.5 The assessment of vacancy levels shows the relatively small number of employment sites only 16 out of the overall total of 120 sites experienced a vacancy rate of over 25% of the property or land. This analysis shows that the existing supply of ...
	5.6.6 The spatial analysis of the employment sites by clusters/areas considered the performance of existing firms in both office (B1) and Industrial (B2/B8) uses. In the case of Office (B1) uses the City and District centres scored highly. The City ce...
	5.6.7 The Headington area is a very important cluster since it includes the grouping of the major hospitals. Those actively involved in research and development (B1) include the Churchill Hospital, Old Road Campus and John Radcliffe who work with the ...
	5.6.8 The South-East area: This cluster is one of the most important employment areas within the city. It is estimated that some 20,000 people are employed in this area, which includes both Cowley and Littlemore. Office and science uses (B1) are well ...
	5.6.9 The North area: This cluster is at present largely represented by Jordon Hill an existing Business Park comprising a range of office (B1) uses. But in the future the Northern Gateway will shortly be developed for a new science and office Busines...


	6 EMPLOYMENT PROPERTY MARKET ASSESSMENT
	6.1 Introduction
	6.1.1 This assessment considers Oxford’s office and industrial land market within the context of the wider property market area (PMA). This approach is in line with national advice set out in the NPPG which makes it clear that any assessment should be...
	Commercial Agent Consultation
	6.1.2 To help enhance the understanding of the supply and demand characteristics of the local employment land market, the views of local property market agents were sought through a questionnaire. This exercise was supplemented by desk-based research ...
	6.1.3 The outputs of the consultation exercise and extensive published data provide important evidence using real market intelligence from professionals working day to day with commercial property in Oxford and is a key consideration to inform the pol...
	Stakeholder Consultation
	6.1.4 A questionnaire was sent to some key stakeholders seeking their views on the office and property market from a users perspective. This was supplemented by The Oxford Business Survey (June 2015) which was carried out by Ipsos MORI with 386 Small ...

	6.2 Property market areas
	6.2.1 The focus of this study is the city of Oxford, however the property market area (PMA) as confirmed by the views of local commercial agents, does in practice relate to the wider sub-regional area. This comprises the Districts of South and Vale, C...

	6.3 Drivers of demand
	6.3.1 Oxford is located within the South-East region, one of the most buoyant regional economic areas in the country and  a well performing sub-regions comprising Oxfordshire and the wider Thames Valley corridor. Recent research findings by the ‘Enter...
	6.3.2 Oxford contributed £6.8bn to the national economy In 2014.
	6.3.3 One of the Government’s primary economic aims is to increase  productivity levels nationally.  Recent research by Centre for cities in a report ‘Fast Growth Cities’, has highlighted the importance of cities in driving economic growth, which acco...
	6.3.4 The report concludes that with their continued ability to attract both business and workers ‘the Fast Growth Cities are in a strong position to continue to grow and maintain this high contribution to the UK economy.’ In their view ‘the future pe...
	6.3.5 The Oxfordshire Engine for Growth – realising the potential report was commissioned by the University of Oxford and Oxfordshire Local Enterprise Partnership (OxLEP) (October 2013) and prepared by SQW. The report acknowledged the significant step...
	6.3.6 The Oxfordshire Economic Forecasting Report (2014) was produced by SQW and Cambridge Econometrics to support the Strategic Housing Market Assessment (SHMA) and to provide evidence to inform the Oxfordshire Strategic Economic Plan (SEP). This inc...
	6.3.7 The Oxfordshire Local Enterprise Partnership (OxLEP) then published the Strategic Economic Plan (SEP) which seeks to promote a key linked area of economic growth, known as the ‘Oxfordshire Knowledge Spine’. This area shows Oxford as the ‘engine ...
	6.3.8 The view of commercial agents is that some of the key factors that influence the supply and demand for employment space in the city include transport and accessibility which impact on staff travelling to work, together with housing costs (rent a...
	6.3.9 The Oxford Business Survey 2015 (June 2015) was carried out by Ipsos MORI with 364 SME’s in and immediately around Oxford on behalf of the City Council. The survey sought to better understand the views of business on the locational priorities, c...
	6.3.10 As for their growth ambitions the majority (58%) plan to expand their current business over the short to medium term; the information / communications / financial / real estate and administrative sectors being the most positive. New SME’s, esta...
	6.3.11 Key challenges constraining growth
	6.3.12 The findings of the Oxford Business Survey 2015 considered that unsuitable premises, expensive housing and transport costs were all considered to be issues that would restrict growth. In relation to recruitment and retention of staff the views ...
	6.3.13 The Fast Growth Cities Report (March 2016) recognised that these cities, including Oxford, face a number of challenges partly as a result of their strong growth. The key barriers faced include:

	6.4 Supply and demand of employment land in Oxford
	Offices B1a-b supply
	6.4.1 The supply of office space in Oxford is driven by the needs and growth of its key sectors and clusters which include:
	6.4.2 According to property market agents and the findings of recent research Oxford does play an important role within the sub-regional office market, with around 370,000 m2 of existing office stock but is restricted by a lack of supply.
	6.4.3 The Oxfordshire Business Barometer (Dec 2015) prepared by Bidwells uses data from 21 Oxfordshire-based property agents. This research showed that the availability of office space in Oxford was 12% as compared to Cambridge (10%) and Milton Keynes...
	6.4.4 The Commercial Property Dashboard, which forms part of the Business Barometer research (Dec 2015) analysed the supply of office space available in Oxford as compared to eleven other towns within Oxfordshire (PMA). It showed that Oxford had the h...
	6.4.5 A further analysis of the availability of office space in Oxford by size showed that the largest proportion 45.9% was in smaller units (under 3,000 sq. ft) together with some 16.2% (3,001-5,000 sq. ft), which reflects the existing stock serving ...
	6.4.6 In Oxford the availability of both land and premises in the short-term is restricted mainly to the opportunities available on the Oxford Business Park and Oxford Science Park. In terms of floorspace at present this is estimated by local agents t...
	6.4.7 The average office rental values across the PMA are estimated by the agents to be as follows:
	6.4.8 Prime Office - £24 to £25 per sq. ft. within the City centre, with grade A space outside the City centre of £22 to £23 per sq.ft;
	6.4.9 The view expressed by agents is that these values within Oxford are significantly constrained both by the supply of new grade A office space in the City centre and the condition of the existing second hand stock.
	6.4.10 Recent take-up transactions within the Primary Market Area (PMA) has included significant growth at Milton Park (11,000 sq. ft) and Harwell including a new HQ for the European Space Agency totalling 47,000 sq. ft.
	6.4.11 Agents confirmed that in Oxford the letting of Clarendon House (17,600 sq. ft) to Oxford Policy Management represented the largest single deal in the City centre.  Magdalen College recently announced that they had purchased the other 50% share ...
	6.4.12 Agents take the view that ‘Oxfordshire continues to benefit from the shift in investor demand away from London’. It is considered that the take-up of sites has been significantly influenced by the limited availability of stock. Prime yields hav...
	Offices B1a-b demand
	6.4.13 Local agents in the Oxfordshire Business Barometer (June 2015) stated that ‘sustained demand signals business growth.’ The views of agents also highlighted some key issues within the local property market confirming that ‘demand for quality off...
	6.4.14 More recently the Oxfordshire Business Barometer (Autumn 2015) confirmed that overall ‘supply falls as take-up in Oxfordshire grows.’ The research showed that the demand in Oxford to be around 154,200 sq. ft, as compared to 146,200 sq. ft in Ca...
	6.4.15 In the short-term agents have confirmed that the vast majority (68%) of all enquiries received have been for units under 5,000 sq. ft. The medium sized units of between 5,000 sq. ft to 9,999 sq. ft have accounted for some 19%, with 10% within t...
	6.4.16 The key sectors identified by the agents who are seeking office accommodation are education sector, service sector, bio-science, innovation and companies linked to the University of Oxford.
	6.4.17 In the medium-term agents feel that the supply of good quality office space in Oxford is in short supply and is not meeting the demand which is continuing to grow. This mismatch is particularly apparent within the City centre with supply curren...
	6.4.18 In the long-term  agents feel that the demand for office space will increase, not least from the shift in demand from London, but also the new developments in the pipeline that will flow from the scale of housing and jobs growth forecast in the...
	Effect of change to ‘permitted development rights’ on employment land supply
	6.4.19 Local property agents generally feel that the introduction of ‘permitted development rights’, by Government, allowing conversion of offices to residential uses has been a positive measure that has enabled poor second hand office space to be rec...
	6.4.20 The City Council however had monitored the position carefully and became increasingly aware of the number of ‘prior approvals’ being sought and the effect this was having on the amount and range of employment sites being lost. A report was prep...
	6.4.21 The Secretary of State, based on the evidence provided by the City Council to support the case, made some minor changes to the order to reflect recent changes to Government legislation, but subject to these being made accepted the case being ma...
	6.4.22 Whilst the Article 4 Direction provides a measure of protection it only relates to the key employment sites. There are a significant number of office buildings within the City centre and District centres that can still be converted to residenti...
	6.4.23 The most recent assessment in the Oxfordshire Business Barometer (Autumn 2015) had as the main headline ‘supply falls as take-up in Oxfordshire grows.’ Within the PMA this identified the ‘principle areas of activity were in the office markets i...
	Industrial (B1c, B2 and B8) supply
	6.4.24 The Oxfordshire Business Barometer (Autumn 2015) provides a comparison between Oxford, Cambridge and Milton Keynes. This shows an availability rate for industrial space of 11% for Oxford as compared to 5% for Cambridge and 6% for Milton Keynes....
	6.4.25 The Commercial Property Dashboard  (Dec 2015), part of the Business Barometer assessment showed that of the amount of industrial floor space available Banbury had the highest proportion with 35% (664,131 sq. ft) of the total; followed by Abingd...
	6.4.26 In relation specifically to Oxford there of the total 284,156  sq. ft of industrial space available, this comprised the following sized buildings 26.3% (0-3,000 sq. ft), 21.1% (3,001 sq. ft-5,000 sq. ft), 21% (5001-10,000 sq. ft) and 31.6% (10,...
	6.4.27 These requirements include those for both second hand and new space, but provision of the latter is very limited. The demand from different sectors does vary according to the nature of the use such as between distribution and manufacturing. The...
	6.4.28 The supply of industrial space in Oxford is driven by the needs and growth of its key sectors and clusters, together with the supporting infrastructure within supply chains which include:
	6.4.29 Within the Primary Market Area (PMA) the key locations for industrial space include Banbury and Bicester to the north and Didcot and Thame to the south. Oxford does however have a broad range of industrial space comprising the Oxford Business P...
	6.4.30 There are 20 main employment areas within Oxford of which about 13 are primarily on industrial uses. Over the last 10 years no significant major new sites have been developed, although there has been some pockets of employment land that has bee...
	Industrial (B1c, B2 and B8) demand
	6.4.31 The Oxfordshire Business Barometer (Autumn 2015) provides a comparison between Oxford, Cambridge and Milton Keynes. This shows a take-up rate, as an expression of demand for industrial space of 129,900 sq. ft for Oxford as compared to 138,900 s...
	6.4.32 The assessment in the Oxfordshire Business Barometer (Autumn 2015) had as the main headline ‘supply falls as take-up in Oxfordshire grows.’ Within the Property Market Area (PMA) this identified the ‘principle areas of activity were in the offic...
	Potential growth sectors
	6.4.33 Science and Innovation: In Oxford the office and laboratory pipeline remains focused around Oxford Business Park and Oxford Science Park; although the development of the Northern Gateway (900,000 sq. ft) will offer a significant opportunity lik...
	6.4.34 Health and education: The potential growth of these sectors is directly related to research and development that flows from the Universities. For example the University of Oxford is currently modernising the Science Area through its Master Plan...
	6.4.35 Industrial: Within the PMA these will largely be focused on three key locations Banbury, Bicester and Didcot on a large scale comprising ‘big sheds’. In Bicester alone this is estimated to comprise 190 acres being promoted for industrial develo...
	6.4.36 Retail: Oxford remains the dominant retail centre within the Property Market Area (PMA), which attracts shoppers from the wider catchment area competing with Reading to the south and Milton Keynes to the north. The development of the Westgate S...
	6.4.37 West End: Nuffield College has recently acquired a long lease on two key sites within the City centre, known as the Island and Jam Factory sites (2.5 acres). Nuffield College have also announced a joint venture with Oxford City Council for the ...
	6.4.38 Publishing, digital and creative sectors: Oxford has the second largest number of publishing jobs outside London. It is evident through discussions with key organisations such as University Press, Blackwells and companies involved in gaming (Re...
	Summary
	6.4.39 This chapter has considered the supply and demand for office and industrial space in Oxford, but as part of the wider Oxfordshire Property Market Area (PMA). This report uses information from responses to a questionnaire and property market rep...
	6.4.40 Firstly it is evident from the assessment of the ‘drivers for growth’ that the city has been performing well according to a range of economic indicators over recent years and the expectation is that this will continue. Oxford is therefore now p...
	6.4.41 In Oxford’s case the forecasts suggest that population will increase significantly to 180,000 by 2031, the demand for housing rise to a requirement of 24,000 – 32,000 by 2031 and that the number of jobs will increase by 24,000. There is a recog...
	6.4.42 The second issue is how this employment development can take place within the context of some key challenges ahead such as limited land supply, tightly drawn administrative boundaries, and a Green Belt both around the city and reaching as ‘fing...
	6.4.43 Over the years the property market has largely responded to the constraints in Oxford with little new office development coming forward within the City centre and provision for medium and larger sized offices being built at the Business Park an...
	6.4.44 In the case of industrial space demand appears to be steady but any growth constrained by the limited opportunities available. It is important however for space of a good standard to continue to be provided by the market to ensure that a divers...
	6.4.45 Whilst the supply side of this assessment does need to be seen in the context of the wider Property Market Area (PMA) equally it is important for the city to have some industrial uses. For example one of the older established industrial estates...


	7 EMPLOYMENT LAND REQUIREMENT
	7.1 Introduction
	7.1.1 This chapter presents a quantitative assessment of the likely future requirements for office floorspace (covering the B1a/b use classes) and industrial land, comprising manufacturing (B1c/B2) and warehousing (B8) uses, in Oxford. The results of ...

	7.2 Approach
	7.2.1 In order to ensure that local and wider economic and property market drivers are captured, forecasts are considered across the Functional Economic Market Area (FEMA)13F . The PPG suggests that factors such as administrative/LEP boundaries, housi...
	7.2.2 Our approach to estimating the future demand for employment floorspace draws upon the Cambridge Econometrics growth scenarios for Oxfordshire15F . Our approach considers the historic relationship between employment and floorspace and the extent ...
	7.2.3 Our employment forecast captures projected changes to employment growth, which incorporates the anticipated future trends and changes to the structure of the economy, the redistribution or agglomeration of economic growth between Oxford and surr...
	7.2.4 Our trend-based approach does not therefore quantify the potential of a significant step change away from past and projected trends.
	7.2.5 As required per PPG guidance16F , our demand forecast presents an unconstrained assessment of future need. This assessment is undertaken independently of any assessment of whether there is a sufficient supply of land available to meet future nee...

	7.3 Historic Trends
	Trends in Historic Floorspace
	7.3.1 The Valuation Office Agency (VOA) records the amount of floorspace in an area for tax purposes (the assessment of business rates) by building type. The VOA provides information on the stock of commercial floorspace covering the period 2000 to 20...
	Source: VOA (2012); AECOM calculations.
	7.3.2 In 2012 the office floorspace stock in Oxford represented 31.8% of all stock in the FEMA. Between 2000 and 2012, office floorspace in Oxford increased by 68,000sqm (22.8%). This represents a CAGR of 1.7% in Oxford, equivalent to 48.6% of the net...
	7.3.3 By contrast, Oxford’s stock of manufacturing floorspace was the smallest of all local authorities in the FEMA in 2012 and has contracted significantly over the past decade. Between 2000 and 2012 manufacturing floorspace in Oxford contracted by -...
	7.3.4 The loss of manufacturing floorspace has been offset to an extent by growth in warehousing. In 2012 Oxford represented 18% of all warehouse floorspace in the FEMA. Between 2000 and 2012, warehouse floorspace in Oxford increased by 13,000sqm (11....
	Historic Employment
	7.3.5 Historic employment growth is another key element used in our forecasting of demand as employment growth is a key driver in the demand for employment floorspace.
	7.3.6 Historic employment data is drawn from the Annual Business Inquiry (ABI) between 1998 and 2008 and the Business Register and Employment Survey (BRES) between 2008 and 2014. Both datasets are compiled by the Office for National Statistics (ONS). ...
	7.3.7 Our analysis converts SIC-level data into employment use classes. To estimate employment by use class we identify the SIC levels which typically operate from offices (B1a/b), manufacturing premises (B1c/B2) and warehousing premises (B8). The lin...
	7.3.8 Table 7.2 below summarises historic growth in employees in each use class across Oxford and the FEMA.
	Source: ONS, (2015); AECOM calculations.
	Office Employees (B1a/b Use Classes)
	7.3.9 Figure 7.1 shows the relative growth of employees in Oxford’s office market compared to the FEMA.
	Source: ONS, (2015); AECOM calculations.
	7.3.10 The number of office-based employees has increased relatively steadily over the period and has been the primary driver of growth within the B use class within Oxford. The number of office employees fell slightly in the period 2008-2012, reflect...
	Manufacturing Employment (B1c/B2b Use Classes)
	7.3.11 Figure 7.2 below shows the relative performance of employees in Oxford’s manufacturing sector compared to the FEMA.
	Source: ONS, (2015); AECOM calculations
	7.3.12 The number of employees in manufacturing occupations in the FEMA declined by 28.1% across the FEMA area between 2000 and 2014, relating to a net loss of 14,400 jobs. The loss of jobs sustained throughout the time period and is consistent across...
	7.3.13 Oxford’s manufacturing employment base has experienced the least significant decline across the FEMA. Despite this, between 2000 and 2012 Oxford lost 1,000 manufacturing jobs, equivalent to 14.1% of the total. It continues to have a relatively ...
	Warehouse/Distribution Employment (B8 Use Class)
	7.3.14 Figure 7.3 below shows the relative performance of employees in Oxford’s manufacturing sector compared to the FEMA.
	Source: ONS, (2015); AECOM calculations.
	7.3.15 While patterns in office and manufacturing employment are broadly consistent across local authorities, the FEMA’s performance in warehousing employment is more mixed. While Cherwell and Vale of White Horse have captured an increasing share of w...
	Summary of Historic Trends
	7.3.16 Table 7.3 presents a comparison between historic data on floorspace and employees by use class.
	Source: VOA, (2012); ONS, (2015); AECOM calculations.
	7.3.17 Table 7.3 indicates that the number of employees in office occupations in Oxford increased at a faster rate than floorspace, while the reverse trend is observed across the FEMA. A similar divergence is apparent in the magnitude of change of the...
	7.3.18 Finally, across both Oxford and the FEMA, a negative relationship is observed in the warehousing sector; a contraction in the number of jobs is associated with an increase in floorspace. An assessment of future need based on past trends therefo...
	7.3.19 The evidence presented above suggests that the relationship between the historic change in employment and floorspace is not an appropriate indicator of the relationship between future employment growth and future floorspace demand. As such, for...

	7.4 Employment Forecasts
	7.4.1 Workplace employment forecasts are one of the inputs used to forecast demand for employment land across the plan period. Employment forecasts for across Oxfordshire are provided by Cambridge Econometrics.
	7.4.2 Cambridge Econometrics published the report Economic Forecasting to Inform the Oxfordshire Strategic Economic Plan and Strategic Housing Market Assessment18F  in February 2014. Cambridge Econometrics use a top-down approach to forecasting employ...
	7.4.3 The forecasts are then adjusted to produce three distinct scenarios:
	7.4.4 The net additional jobs in each Broad Sector19F  in Oxford are presented in Figure 7.4.
	Source: Cambridge Econometrics (2014); AECOM calculations.
	7.4.5 Figure 7.4 shows that sectors associated with office uses, such as Financial & Business Services and Government Services, are anticipated to grow over the plan period. However, in both the Baseline Scenario and Alternative Population Based Scena...
	7.4.6 Figure 3.5 presents the number of net additional jobs by Broad Sector across the FEMA.
	Source: Cambridge Econometrics (2014); AECOM calculations.
	7.4.7 Similarities between Figure 7.4 and Figure 3.5 indicate that the restructuring of the Oxford economy is broadly reflective of wider trends across the FEMA. Growth is concentrated in the Financial & Business Services and Government Service sector...
	7.4.8 The Cambridge Econometrics scenarios have been translated from economic sectors into B use class groups. The employment forecasts by use class are presented for the FEMA in Table 7.4.
	Source: Cambridge Econometrics (2014); AECOM calculations.

	7.5 Future Floorspace Demand
	7.5.1 As discussed in Section 7.3 we have assumed that floorspace will grow at the same rate as employment.
	7.5.2 Our forecast calculates net demand for floorspace by applying the growth rates presented in Table 7.4 above to the existing stock of floorspace by office, manufacturing and warehousing use classes. Data on existing stock (as of May 2016) is prov...
	Source: AECOM calculations.

	7.6 Comparison of Demand and Supply
	7.6.1 This section provides a comparison of demand and supply to estimate the net requirement for both office floorspace and industrial land over the plan period.
	Net Requirement for Office Floorspace
	7.6.2 It is less suitable to translate office floorspace into land requirements due to the variation in the intensity of site use (e.g. a low density at a research park and comparatively higher density within a town centre). The net demand for office ...
	7.6.3 The estimate of the net requirement takes into account existing vacancy rates, estimated by CoStar to be approximately 4.1%, and a frictional vacancy rate21F  (8%)22F , the optimum level of surplus capacity in the market at any given time to all...
	Table 7.6 presents the net additional office floorspace requirement across the plan period.
	Source: AECOM calculations.
	7.6.4 Table 7.6 shows that up to 2031 there is an additional net requirement for between 65,800sqm and 105,000sqm of office floorspace within Oxford. This represents an increase of 16.5% to 26.3% of the current office floorspace stock by 2031. The Pla...
	Net Requirement for Industrial Land
	7.6.5 The PPG23F  states that employment floorspace should be converted to land where appropriate using plot ratios. Development density (plot ratio and storey height) tends to be broadly static for manufacturing and warehousing premises. The Office o...
	7.6.6 Applying these ratios to the floorspace demand estimates for industrial uses set out in Table 7.5:  , we calculate that the additional demand for industrial land is the equivalent of -2.1ha, -0.1ha and 19.5ha for the Baseline, Alternative Popula...
	Source: AECOM calculations.
	7.6.7 Information provided by the Council indicates that there is currently a stock of approximately 135.9ha of industrial land in Oxford. This implies an average plot ratio of 0.48, which sits within the range presented in Table 7.7 above. The net ad...
	Source: AECOM calculations.
	7.6.8 The implication of this analysis is that there is a net requirement for industrial land in the region of between -0.1ha to 21.9ha across the plan period. This represents a range of -0.6% to 16.1% of the current industrial land stock by 2031. It ...

	7.7 Conclusions
	7.7.1 The evidence presented in this chapter indicates a positive net requirement for office floorspace (B1a/b) over the plan period. The net requirement for office floorspace is anticipated to increase by 65,800sqm and 105,000sqm over the plan period...
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	8 Conclusions and Recommendations
	8.1 Introduction
	8.1.1 The final chapter draws together all of the previous research elements and makes a comparison of the current supply of employment land in Oxford City with the projected demand for employment land up to 2036. This involves an assessment of the ba...
	8.1.2 The recommendations are informed by the socio-economic profile of the borough, field surveys, the economic development and planning policy context, property market analysis, demand projections and consultations findings. The recommendations desc...

	8.2 Overview
	8.2.1 Oxford’s economy functions at two principle levels. At the highest level it operates within an international market with key sectors such as education and health being driven by the University of Oxford together with the University Hospitals Tru...
	8.2.2 Equally however it is important that Oxford functions as a local economy, providing a range of services and businesses to enable its economy to operate in a sustainable way. The stock of employment land including the ‘key protected employment si...

	8.3 Drivers for growth
	8.3.1 High performing city: Oxford is located within the South-East region, one of the most buoyant regional economic areas in the country, and is within a well performing sub-region comprising Oxfordshire and the wider Thames Valley corridor. Recent ...
	8.3.2 It is evident from the assessment that the city has been performing well according to a range of economic indicators over recent years and the expectation is that this will continue. Oxford is therefore now part of a small group of ‘fast-growing...
	8.3.3 The Centre for Cities report concludes that with their continued ability to attract both business and workers ‘the Fast Growth Cities are in a strong position to continue to grow and maintain this high contribution to the UK economy.’ In their v...
	8.3.4 Population and housing growth: The city has a high proportion of students and young people as a percentage of residents. Oxford’s population increased significantly between 2001 and 2011 by 12% to 151,900 and is forecast to rise again significan...
	8.3.5 Job growth: The occupational structure of Oxford shows a high proportion (61%) of the workforce is employed in managerial, professional and associate professional jobs; which is slightly higher than Oxfordshire and significantly higher than the ...
	8.3.6 Employment in Oxford is dominated by the public sector and in particular within education and health 54,000 (48%) of all jobs in the city, which is a significantly higher proportion than Oxfordshire, the South-East and nationally. Oxford has see...
	8.3.7 Economic vision and strategy: There is a recognition both within the Strategic Economic Plan (SEP) and supporting evidence in the Oxfordshire Engine for Growth (OEG) that all the key growth areas within the Property Market Area (PMA) including B...
	8.3.8 Key sectors: Oxford’s economy and the supply of office space is driven by the needs and growth of its key sectors and clusters which include: Knowledge intensive businesses, particularly those associated with research and development within the ...
	8.3.9 A key challenge is how this employment development can take place within the context of some key challenges ahead such as limited land supply, tightly drawn administrative boundaries, and a Green Belt both around the city and reaching as ‘finger...

	8.4 Balance of employment land supply and demand
	8.4.1 In terms of the overall supply of employment land, the survey work carried out as part of this assessment has shown that Oxford City has approximately 1,028,485 sq m of office floorspace and 151ha of B2/B8 land. This is the total stock of employ...
	8.4.2 The amount of vacant land including sites awaiting development is 408,372 sq m of B1 (about 25% of the total employment land) and just 2.5ha of B2/B8 (under 2% of total B2/B8 land). However most of the vacant land has proposals for development, ...
	8.4.3 The published sources quoted in chapter 6 of this report state that Oxford City has 382,700 B1 floorspace and 136 hectares of B2/B8 land. This is an underestimate according to the 2016 ELA.
	8.4.4 The SELAA figures of 2013 found a total of 69 hectares of deliverable land or 290,000 sq m of floorspace which, again, is less than the 2016 survey but did not include all employment sites as in the 2016 assessment.
	8.4.5 On the demand side, the total demand for B1 floorspace is forecast to be between 65,800 sq m and 105,000 sq m. The demand for B2/B8 floorspace is between -0.1 ha and 21.9 ha depending on the growth scenario applied.
	8.4.6 If the higher growth scenarios of 105,000 sqm B1 and 22ha of B2/B8 are applied, and even if a more conservative mid-point scenario figures is taken, the demand for B1 floorspace in particular but also B2/B8 use is well in excess of the current s...

	8.5 Property market review
	8.5.1 Property market: Historically over the years the property market has largely responded to the old structure plan ‘restraint’ policies for the city together with physical land constraints in Oxford with little new office development coming forwar...
	8.5.2 Supply of office space: In Oxford the availability of both land and premises in the short-term is restricted mainly to the opportunities available on the Oxford Business Park and Oxford Science Park. The amount of floorspace available at present...
	8.5.3 Office demand: It does now appear however that the scale of employment growth that is forecast is significant and whilst some of this growth will be accommodated in the form of the recycling and intensification of existing land supply it will be...
	8.5.4 In the medium-term agents feel that the supply of good quality office space in Oxford is in short supply and is not meeting the demand which is continuing to grow. This mismatch is particularly apparent within the City centre with supply current...
	8.5.5 In the long-term  agents feel that the demand for office space will increase, not least from the shift in demand from London, but also the new developments in the pipeline that will flow from the scale of housing and jobs growth forecast in the ...
	8.5.6 Industrial supply: Oxford does have a broad range of industrial space comprising the Oxford Business Park and a number of smaller industrial estates within the city. Of the total amount of employment floor space within the city it was estimated ...
	8.5.7 There are 20 main employment areas within Oxford of which about 13 are primarily on industrial uses. Over the last 10 years no significant major new sites have been developed, although there has been some pockets of employment land that has been...
	8.5.8 In Oxford of the total 284,156  sq. ft of industrial space available27F , this comprised the following sized buildings 26.3% (0-3,000 sq. ft), 21.1% (3,001 sq. ft-5,000 sq. ft), 21% (5001-10,000 sq. ft) and 31.6% (10,000 sq. ft +). This showed a...
	8.5.9 Industrial demand: In the case of industrial space demand appears to be steady but any growth is constrained by the limited opportunities available. Whilst the condition of the majority of existing stock does appear from the survey to generally ...
	8.5.10 It is important for floorspace of a good standard to continue to be provided by the market to ensure that a diverse range of businesses can operate within the city to support the local economy and the supply chain for key sectors. To a degree t...
	8.5.11 Whilst the supply side of this assessment does need to be seen in the context of the wider Property Market Area (PMA) equally it is important for the city to have some industrial uses. For example one of the older established industrial estates...
	8.5.12 This will however inevitably over time result in the displacement of existing business / service uses which are important in providing services and facilities as part of the support infrastructure that allow for the proper functioning of the lo...

	8.6 Quality and characteristics of employment land
	8.6.1 Strategic transport access: The assessment for strategic transport access considered a range of key factors including strategic road access, public transport access and walking and cycling. Amongst the highest scoring sites taking into account a...
	8.6.2 Condition: The majority (75%) of the total B1 employment sites do appear from the survey to be in good or very good condition, this reflects the findings of the Property Market Review about the condition of the existing stock available on the ma...
	8.6.3 Industrial uses: Of the B2/B8 employment sites surveyed a high proportion (84%) scored good or very good in terms of their strategic road access. The split between employment sites being compatible with their relationship to residential developm...
	8.6.4 Vacancy levels: The analysis of vacancy levels shows that the existing supply of employment sites is being occupied by companies and businesses to a very high level (87%). This shows the strength and performance of the Oxford economy particularl...
	8.6.5 It is therefore important to ensure that the supply of employment sites (property and land) is secured for existing businesses in the future to support and retain established companies allowing for their growth on existing sites where possible o...
	8.6.6 Cluster / area analysis: The spatial analysis of the employment sites by clusters/areas considered the performance, condition and stock of existing employment sites in both office (B1) and Industrial (B2/B8) uses. The most important economic clu...
	8.6.7 In the case of Office (B1) uses the City and District centres scored highly. The City centre being particularly important with two major University Campuses comprising the University Science Area and the Radcliffe Observatory Quarter together wi...
	8.6.8 The Headington area: This is another very important cluster since it includes the grouping of the major hospitals. Those actively involved in research and development (B1) include the Churchill Hospital, Old Road Campus and John Radcliffe who wo...
	8.6.9 The South-East area: This cluster is unique as an important employment area within the city, since it supports both offices (B1) and industrial (B2/B8) uses. Office and science uses (B1) are well represented with both the Oxford Business Park an...
	8.6.10 The North area: This cluster is at present largely represented by Jordon Hill an existing Business Park comprising a range of office (B1) uses. But in the future the Northern Gateway will shortly be developed for a new science and office Busine...

	8.7 Recommendations
	8.7.1 The policy implication of these findings are that, overall, there is an undersupply of employment land to meet forecast demand within Oxford City and that policy solutions should be explored to ensure as much of the demand as possible is met, in...
	8.7.2 Potential policy approaches include:
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	9.1
	9.1.1 95 sites were originally selected for site surveys.  These sites were all traditional Class B uses (e.g. office, factory, warehouse etc.).  For clarity, other types of employment (including Class A uses and education etc.) have not been included...
	9.1.2 The sites were identified from a variety of sources including:
	9.1.3 When this data was collected and the spread of sites was assessed it was decided that it would be helpful to add some more additional sites in the city and district centres, particularly given their importance in generating employment and to und...
	9.1.4 A proforma was created with which to carry out employment site surveys. The questions were based on the information gathered for the same exercise in the last Employment Land Study, supplemented with additional questions taken from other example...
	9.1.5 Half the questions on the proforma were completed on-site through officer observation.  The surveys were carried out in February/March 2016 by officers of the Planning Policy Team.  The site survey questions addressed the following issues:
	9.1.6 The other half of the questions were completed in a desk-based exercise using a variety of data sources including published information on the index of multiple deprivation and economic activity and the Environment Agency map of flood risk for e...
	9.1.7 In addition following discussions with the consultants, two further columns were added. This required an assessment of the servicing and parking facilities available for each site. The scoring simply suggested awarding a score of 3 for adequate ...
	9.1.8 It was acknowledged that even with the original 95 surveys completed; this was still only a sample of the total number of employment sites in the city.  To help address this point the business rate database was interrogated to identify some furt...



