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INTRODUCTION AND PURPOSE OF THIS PAPER 

 

1. This background paper sets out the key evidence to support the development of preferred 

options and emerging policies for the Local Plan 2036.  Oxford’s economy is broad-based 

and structurally resilient and provides one third of the county’s jobs. Oxford is home to 

around 4,730 businesses providing 118,000 employee jobs. The total job density figure is 

135,000 including government trainees, self-employed, and HM Forces. Oxford’s 

importance as an employment location is clearly demonstrated by its job density ratio 

(jobs to residents aged 16-64) of 1.24, well above the South-East (0.87) and Great Britain 

(0.86).  

 

2. Oxford was relatively resilient to the global recession in 2008/9. Since 2010, the city has 

experienced a growth of 21.4% in private sector jobs, one of the fastest outside London. 

However, overall employee job growth has since stabilised and recently dropped, with 

3,000 less jobs identified in the most recent 2018 BRES figures. Model-based 

unemployment in Oxford is 3.4% of economically active adults. Unemployment has been 

reducing for some time and is in line with the SE average. 

 

3. Oxford contributes £6.8Bn annually to the national economy and is recognised as the 

number one location in Europe for academic spin-outs. One third of the 160 spin-out 

companies Oxford University Innovation has created over its 30-year history have been 

formed since 2015, highlighting the growing importance of science and technology. 

Oxford’s Gross Value Added per worker is the 17th highest of UK cities, having dropped 

from 7th in 2016. The city also attracts significant numbers of foreign direct investments 

projects compared to larger cities. With the uncertainty created by Brexit, and because of 

Oxford’s science and technology potential, Oxford’s contribution to the national economy 

is regarded as vital.  

 

4. Despite this national contribution, there is also a clear need to reduce inequalities. In the 

last decade, earnings have risen by 7% whilst the cost of a home has risen by around 60%. 

This coupled with notably stark deprivation in education and health in some of Oxford’s 

wards has helped create a cycle of deprivation for a section of the community. Centre for 

Cities ranked Oxford the second least equal city based on income inequalities across the 

populace. This is in part a sign of the strength of our economy, but indicates a need to 

raise lower quartile incomes and boost local skills.    
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POLICY CONTEXT  

National Policy (NPPF 2019) 

5. National advice is set out by Government in the National Planning Policy Framework 

(NPPF, 2019). At the strategic level the NPPF makes it clear that ‘the purpose of the 

planning system is to contribute to the achievement of sustainable development.’ In 

relation specifically to the economy the NPPF focuses on the requirement to build ‘a 

strong, competitive economy.’ The NPPF then states that planning policies and decisions 

should help ‘create the conditions in which businesses can invest, expand and adapt’. 

Significant weight should be placed on the need to support economic growth and 

productivity, taking into account both local business needs and wider opportunities for 

development. The NPPF goes on to highlight the importance of ‘building on its strengths’, 

driving innovation and ‘capitalising on their performance and potential. This needs, 

however, to be considered alongside the need to plan for housing and supporting 

uses/infrastructure.  

 

6. The NPPF states in paragraph 81 that planning policies should: 

 set out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial Strategies 

and other local policies for economic development and regeneration; 

 set criteria, or identify strategic sites, for local and inward investment to match the 

strategy and to meet anticipated needs over the plan period; 

 seek to address potential barriers to investment, such as inadequate infrastructure, 

services or housing, or a poor environment; and 

 be flexible enough to accommodate needs not anticipated in the plan, allow for new 

and flexible working practices (such as live-work accommodation), and to enable a 

rapid response to changes in economic circumstances. 

 

7. The NPPF also states that planning policies and decisions should recognise and address the 

specific locational requirements of different sectors. This includes making provision for 

clusters or network of knowledge and data-driven, creative or high technology industries; 

and for storage and distribution operations at a variety of scales and in suitable accessible 

locations. 

National Industrial Strategy White Paper (NIS November 2017) 

8. The National Industrial Strategy (NIS): building a Britain for the future sets out the key aim 

of building on the nation’s economic strengths to enable all parts of the country to 

succeed, helping to deliver a high-skilled, competitive economy that benefits people 

throughout the UK.  The strategy sets out a long-term plan to boost the productivity and 

earning power of people throughout the UK. It focuses on policy across five key 

foundations which include ideas, people, infrastructure, business and place.  It aims to 
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address four ‘Grand Challenges’; Artificial Intelligence and data, Ageing society, Clean 

growth, and Future of mobility.  

 

9. The strategy aims to; 

 build on the nation’s strengths and extend excellence into the future; 

 close the gap between the UK’s most productive companies, industries, places and 

people and the rest; and 

 make the UK one of the most competitive places in the world to start or grow a 

business 

 

10. The NIS makes specific reference to Oxford and Oxfordshire’s “transformative 

technologies1 - Quantum computers; autonomous vehicles; digital health; and space and 

satellites”.  In addition, it specifically refers to the corridor containing Cambridge, Milton 

Keynes and Oxford having the potential to be the UK’s Silicon Valley. Oxford, along with 

Cambridge universities are consistently ranked in the world’s top four, it competes for 

international high-tech and science investment, and it contains nationally significant 

industry concentrations such as information technology, life sciences, automotive 

engineering and professional services. Estimates by the National Infrastructure 

Commission (NIC) suggest that, with the right actions, annual output of the corridor could 

increase by £163bn per annum by 2050 – approximately doubling the growth expected to 

happen without government intervention2.  In the Autumn Budget (2017), the government 

announced a vision for the corridor to stimulate economic growth. This included an 

ambition for one million homes by 2050, starting with a housing deal (Growth Deal) with 

Oxfordshire comprising a government investment of up to £215m to fund local 

infrastructure and affordable housing, in return for up to 100,000 homes in the area by 

2031.  The deal also includes the production of a joint statutory spatial plan, The 

Oxfordshire Plan to 2050.  The government also committed to investing in the rail and road 

infrastructure needed to boost productivity across the corridor and support the delivery of 

homes the area needs. 

Local Policy 

Oxford City Council Corporate Plan 2016-2020 

11. Oxford’s Corporate Plan sets out a vision and strategy focusing on five interlinked priorities 

which address the needs of the City.  The City’s ambition, has been developed with 

partners including local businesses, community organisations, unions, the health and 

education sectors and the County Council. 

                                            
1
 Page 87 National Industrial Strategy 2017 

2
 National Infrastructure Commission (2017), ‘Cambridge – Milton Keynes – Oxford corridor: Interim Report’, 

https://www.gov.uk/ government/uploads/system/uploads/attachment_data/file/569867/Cambridge-Milton_Keynes-
Oxford_interim_report.pdf 222.BEIS (2017), ‘Science and innovation audits: 
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12. The vision for the City Council is as follows: 

 Oxford City Council: Building a world-class city for everyone (sitting under the vision 

are the five interlinked priorities of which one is creating and sustaining a “Vibrant and 

Sustainable Economy” 

 

13. The Corporate Plan recognises that Oxford is the economic and cultural hub of 

Oxfordshire’s world-class knowledge economy.  Although it also recognises the challenges 

faced by the city:  

 Oxford is a constrained city and thus there is a lack of land and premises to meet the 

competing needs of all commercial and residential uses;  

 Shortage and cost of housing, transport costs and congestion are barriers to growth and 

staff recruitment and retention; and  

 Labour shortages and skills needs are a barrier to entry level jobs.  

Oxfordshire Strategic Economic Plan (SEP) 

14. Oxfordshire’s Strategic Economic Plan (SEP) has been developed by the Oxfordshire Local 

Enterprise Partnership (OxLEP) 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 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.” 

 

15. An updated version of the Strategic Economic Plan (SEP) for Oxfordshire was published in 

2016 which takes into account evidence that has become available since the first SEP was 

produced in 2014 considered the important role played by other key sectors such as 

tourism. This update includes new strategies relating to skills, innovation, culture and 

heritage, and natural resources and the environment. It acknowledges the changing 

context for Oxfordshire’s economic well-being. The report responds to substantial 

engagement from the county’s businesses, universities, research institutions, local 

authorities, voluntary and community sectors, and many of its residents. Like its 

predecessor, this refreshed SEP signals a strong on-going commitment to sustainable 

economic growth across the county. 

Oxford Economic Growth Strategy 2013-2023 

16. The City Council and its partners (Oxfordshire County Council, the Universities and 

colleges, health and public services and representatives from business and voluntary 

sectors) have taken 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).  
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The OEGS provides an analysis of Oxford’s current economic performance, highlighting key 

opportunities and barriers to future growth and from this has presented an economic 

vision for the city.  The report recognised 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.’ There were eleven key elements of the growth 

strategy which together would realise the vision for Oxford’s economy. Of these expanding 

Oxford’s ‘knowledge economy’, supporting the growth of existing employers and ensuring 

a sufficient supply of employment land represented the top three priorities. It has a close 

working relationship with key facilities near to the city such as the University of Oxford’s 

Begbroke Science Park and in the development of the Northern Gateway ( Oxford North)  

within the City’s boundaries that will focus on companies within the ‘knowledge economy’ 

that specialise in science and research and development.  

Employment Land Assessment 2016 

17. The ELA assessed the quality and quantity of all employment land and B use premises 

within the city and compared the employment land supply against the forecast demand 

for employment use to test whether there was sufficient land of the right quality and in 

the right location to meet the identified needs.  The overall findings were that the demand 

for employment land was in excess of supply. The total demand for B1 floorspace to be 

between 65,800 m2 and 105,000m2.  These findings have shaped the emerging planning 

policies in the Oxford Local Plan 2036.  As part of this assessment 118 employment sites 

were assessed according to 20 criteria to measure their performance and assessed the 

quality and characteristics.  The spatial analysis showed that the best performing areas for 

office uses (B1 ) were the City and District centres together with Headington ( hospital 

sites) and the South-East ( Oxford Business Park and Science Park); areas near the ring 

road were performing well for B2-B8 uses). 

   

18. The ELA 2016 showed that Oxford City had c.1,030,728m2 of B1 floorspace and 151 ha of 

B2/B8 land.  The amount of vacant land including sites awaiting development was 

408,372m2 of B1 and 2.5ha of B2/B8 land in 2016.  However, most of the vacant land was 

already committed for development and thus the findings demonstrated the undersupply 

of employment space and land to meet the forecast demand in Oxford to 2036. 

The Oxfordshire Innovation Engine Update (2016) 

19. The Oxfordshire Innovation Engine was launched in October 2013 by OxLEP and the 

University of Oxford which recognised the important role that Oxford plays in innovation 

as the “engine for growth” within the local economy.  The consultants SWQ have 

highlighted that ‘Oxford is the service centre for the wider economy, it has the fastest 

growing, and best educated workforce and it is the main centre of research and spin-out in 

the County.’    
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20. The 2016 review concluded that since 2013 there had been strong economic growth in 

Oxford and Oxfordshire with a large scale of new investment in high tech firms, more 

productive relationships between research and business communities, more specialist 

business space provided and greater collaboration between local public sector 

organisations and stronger engagements with Government. 

 

21. Despite these successes the updated report recognises that there are still significant issues 

to address, notably the cost and supply of housing, road congestion and the need for a 

strong business voice across both public and private sectors. 

Oxford Innovation Eco-System 

22. Oxford University’s partnership with Oxford Sciences Innovation has resulted in significant 

benefits to the Oxford economy.  This ecosystem is generating spinout businesses at a rate 

that the university is a global competitor.  Oxford plays a central part in this boom with 

research facilities at the John Radcliffe Hospital and Oxford Brookes University.  The 

Annual Review 2018 “The Oxford Boom”3 details how this innovation is being developed. 

Oxfordshire Industrial Strategy 

23. Whilst the deal focuses on the delivery of homes and infrastructure, economic growth is a 

key component of the deal.   The Government recognises the importance of Oxfordshire’s 

knowledge intensive economy and unique research institutions. It has committed to work 

with OxLEP to develop a Local Industrial Strategy (LIS) to back Oxfordshire’s world class 

science and innovation assets and identify and grow new sectors.  The Oxfordshire 

Industrial Strategy will provide an ambitious, long-term vision for economic growth 

between now and 2040. It provides a business-led framework detailing how Oxfordshire, 

through OxLEP and partners, can realise their full potential by raising productivity and 

commercialisation of the areas unique innovation assets. The UK economy can capitalise 

on Oxfordshire’s global assets by providing a framework for delivery and investment; 

nurturing radical and transformational ideas; maximise and connect strategic assets; 

defining Oxfordshire’s leadership role; and providing momentum and direction for the 

‘Oxford-Cambridge Arc’.  The aim is to position Oxfordshire as one of the top three global 

Innovation ecosystems and a world-leading science and technology cluster.   The growth 

scenarios suggest that for every £1 invested in Oxfordshire, we will deliver £4 of benefit to 

the UK economy. 

Oxfordshire Housing and Growth Deal (2018) 

24. The Oxfordshire Housing and Growth Deal support Oxfordshire’s six local authorities to 

produce a county-wide joint statutory spatial plan, and to plan for and support the delivery 

of 100,000 new homes by 2031. The Government and Oxfordshire authorities have 

committed to working together to pursue a comprehensive approach to growth and will 

                                            
3
 http://annualreview.innovation.ox.ac.uk/wp-content/uploads/2018/10/OUI_Annual_review_2018_web.pdf 

http://annualreview.innovation.ox.ac.uk/wp-content/uploads/2018/10/OUI_Annual_review_2018_web.pdf
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work together to explore opportunities arising from investment in the Cambridge-Milton 

Keynes-Oxford corridor, potential strategic transport schemes that could unlock major 

new developments and the key part Oxfordshire plays in critical sectors identified in the 

Government’s industrial strategy. 

 

25. Whilst the deal focuses on the delivery of homes and infrastructure, economic growth is a 

key component of the deal.   The Government recognises the importance of Oxfordshire’s 

knowledge intensive economy and unique research institutions. It has committed to work 

with OxLEP to develop the Oxfordshire Industrial Strategy (LIS) to back Oxfordshire’s world 

class science and innovation assets and identify and grow new sectors.  The Oxfordshire 

Local Industrial Strategy (LIS) will provide an ambitious, long-term vision for economic 

growth between now and 2040. It provides a business-led framework detailing how 

Oxfordshire, through OxLEP and partners, can realise their full potential by raising 

productivity and commercialisation of the areas unique innovation assets. The UK 

economy can capitalise on Oxfordshire’s global assets by providing a framework for 

delivery and investment; nurturing radical and transformational ideas; maximise and 

connect strategic assets; defining Oxfordshire’s leadership role; and providing momentum 

and direction for the ‘Oxford-Cambridge Arc’. 

OXFORD’S EMPLOYMENT  

Oxford’s Employment by Type 

26. Oxford’s employment is dominated by the public sector and in particular the education 

(reflecting the fact the city is home to two global higher education institutions) and health 

sectors 57,000 or 47% of jobs), which is significantly higher than Oxfordshire as a whole 

(30%) and the South-East (23%) and nationally (22%). The proportion of jobs in the 

financial and other business services sector (14.5%) does appear low by comparison to 

other areas benchmarked (Reading, Cambridge, Milton Keynes and Swindon).  However, 

when it is added to those in the public sector it does amount to some 62% almost two-

thirds of total workforce in Oxford, reflecting the importance of the ‘knowledge sector’.  

Figure 1 highlights the significant overall job growth that has taken place in Oxford 

between 2000 -2017, albeit with flatter growth in the last 3 years.  

 

 

 

 

 

 

 

 



Page 8 of 41 
 

Figure 1: Job growth in Oxford, ONS Job Density (total jobs), 2000-2017 

 
 

27. Oxford has a high proportion of the resident population in professional and technical jobs 

(Figure 2 below). The Annual Population Survey (Sept 2017 to Sept 2018) shows that some 

61.8% of the employed resident population in Oxford is employed in professional and 

technical occupations, which is higher than Oxfordshire (58.5%), and significantly higher 

than the South East (50.7%) and England (46.6%).  

 

28. Whereas, the figures for the number of the resident population employed in industrial 

occupations, including skilled trades, machine operatives and elementary occupations are 

approximately 21.2% in Oxford. By comparison the figures are similar for Oxfordshire 

(19.1%), the south-east (22.9%) and lower than England (26.6%). These figures to a degree 

indicate the dominance of the service sector as compared to the industrial occupations, 

but one should not forget that the city is home to major international manufacturers like 

BMW. 
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Figure 2: Occupational structure of Oxford’s residents (Jul 2016 Jun 2017), ONS (2015) Annual 

Population Survey 2016 

 
NB there are 7 categories where the sample size is too small for reliable estimate. 

 

29. Figures 3 and 4 highlight both the percentage and number of employees by sector. The 

higher proportion of construction jobs 6,000 (5.1%) reflects the established firms and the 

amount of new development taking place within the city.  Although the proportion of 

manufacturing jobs - 3.8% (4,500) 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 research, 

education and health and with this wider diversity brings added resilience to the local 

economy, further complemented  for example by the retail and tourist sectors. The 

Westgate Shopping Centre which opened in October 2017 has created 3,400 new jobs 

whilst Oxford continues to enjoy a reputation as an important international tourist 

destination. 
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Figure 3: Oxford Sectors of Employment, ONS BRES, 2017 (released 2018) 

 
 

Figure 4 Location Quotients by SIC Sector, Oxford City Council using, BRES, ONS 2018 
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30. Where Oxford stands out from its competitors is the acceleration in creation of ‘high 

growth potential’ spin-outs from academic researchers and student entrepreneurship. 

Since 1997, Oxford University Innovation has been responsible for creating an estimated 

170 spinout companies based on academic research generated within and owned by the 

University of Oxford, and has spun out a new company every two months on average. 

Over £2.1bn in external investment has been raised by Oxford University Innovation 

spinouts since 2010, and eleven are currently listed in London and New York. 

 

31. The creation of new spinout companies, most of which are listed below, also channels 

millions of pounds back into University research, benefits local economic development and 

has created many new jobs in the region. In the last 3 years. Oxford Science Innovations 

(OSI) raised £600m to invest the University venturing fund’s importance to Oxford’s 

ecosystem. Hence, local spin-out growth has accelerated considerably in the last three 

years, creating unprecedented demand for business space (lab and office) and expertise. 

This impact is expected to amplify further in the coming years as locally funded spin-outs 

grow.  

Future Economic Growth 

32. Future employment growth in Oxford City was forecast by Cambridge Econometrics (CE) 

and SQW (published Feb 2014)4.  The City Council commissioned GL Hearn5 to produce a 

forecast for employment land needs in the city is based on the planned economic growth 

scenario results from the updated Local Economy Model (LEFM) from CE.  The forecasts 

took into account demographic changes as well as planned growth in employment sectors 

(education, biosciences, healthcare, advanced engineering, environmental technologies 

and retail). 

 

33. The planned economic growth forecasts show the total number of jobs in Oxford growing 

from 135,400 in 2016 to 152,400 in 2036; showing a total growth of 17,000 jobs over the 

Plan period.  This equates to an annual growth rate of 0.6% per annum. The Employment 

Land Needs Assessment ( ELA) translates jobs growth into requirements for employment 

land in the B1,B2 and B8 use classes and compares these against past completions trend 

data. GL Hearns then considered the proportion of employment in each of the sectors, 

office, factories and warehouse floorspace using employment densities which forecast the 

need for an additional 135,005 of B- class floorspace6. 

                                            
4
 Economic Forecasting to Inform the Oxfordshire Strategic Economic Plan and Strategic Housing Market Assessment, Feb 2014 

http://www.southoxon.gov.uk/node/13108  
5
 GL Hearn Employment Land Needs Assessment October 2018 

file:///C:/Users/aford/Downloads/Oxford_Employment_Land_Needs_Assessment_Oct_2018%20(2).pdf 
6
 This figure includes a margin of flexibility within the supply.  The margin has assumed five years’ worth of completions which is 

equivalent to approximately 18,000m
2
 

http://www.southoxon.gov.uk/node/13108
file:///C:/Users/aford/Downloads/Oxford_Employment_Land_Needs_Assessment_Oct_2018%20(2).pdf
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CURRENT LOCAL PLANNING POLICY  

 

34. The current development plan comprising the Oxford Local Plan 2016, the Core Strategy 

2026 and the Sites and Housing Plan 2026 provide a policy framework which has 

supported sustainable employment growth, building on Oxford’s key economic strengths.   

The Oxford Local Plan 2016 contained a suite of policies, known as the ‘cascade approach’, 

which 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 potentially be released for other uses such as residential 

development.  

 

35. 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 of the Core Strategy sought to secure 

the long-term future of the city’s key sectors, whilst taking account of land supply 

constraints, and the need to improve the balance between the supply of jobs and housing. 

In the context of Oxford ‘managed economic growth’ means growth that is appropriately 

located to take advantage of the city’s strengths, such as spin-out 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’.  The key protected 

employment sites are located through-out the city and 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.  

 

36. 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. 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. 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. 
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37. In the context of both the Core Strategy policies (CS27 and CS29) together with Oxford’s 

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 contribution to Oxford’s economy and if lost to other uses, such as 

residential, would seriously threaten the city’s future economic growth.  Oxford 

successfully implemented an Article 4 Direction which applied to Key Protected 

Employment Sites in the Local Plan 2001-2016 and made it necessary for landowners to 

apply for permission to change the use of offices to residential, which would normally be 

allowed through permitted development rights.  In directing that the Article 4 Direction 

should come into force, the Secretary of State recognised “the important role that 

employment sites make in sustaining the quality and diversity of the economy in 

Oxford.”  Refer to Appendix 1 which provides a detailed response to the CLG on queries 

regarding the Article 4 direction. 

EMERGING LOCAL PLAN POLICIES 2016-2036 
 

38. The first steps consultation which involved public consultation exploring the issues and 

options highlighted that there was broad agreement that employment sites should 

continue to be protected so that business can grow.  However, the case was made that 

employment sites should be lost in favour of building housing because the housing need in 

Oxford is so high.  The Preferred Options documents set out three different categories of 

employment sites which were as follows: 

 

39. Category 1 sites are nationally and regionally important to the knowledge economy or are 

significant employers or sectors in Oxford, primarily B1 (office) and B2 (industrial) uses 

with some B8 uses.  Many of these sites are large, and they often include a range of uses. 

Examples include important hospital and university research sites, hi-tech manufacturing, 

bio-engineering companies and the BMW Mini plant.  

 

40. Category 2 sites provide local services and often include a mix of B1 and B2 uses7.  These 

sites have been assessed in the Employment Land Assessment against set criteria and 

identified as performing well and having long-term potential for employment uses. They 

provide a valuable employment contribution and important supporting infrastructure for 

the larger employment uses in Oxford.  These businesses meet local needs and are less 

likely to be found on Oxford’s large employment sites. They may offer skilled manual work 

                                            
7
 B-class uses are defined by the Town and County Planning (Use Classes) Order 1987 and include office, research and 

development, light industry, general industry, warehouse and distribution 
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and lower skilled jobs which are important to delivering a diverse range of employment 

opportunities, and local services in Oxford.   

 

41. Oxford’s significant contribution to the local, regional and national economy means that it 

is vitally important to protect Category 1 and 2 sites, both for their current role in Oxford’s 

economy and because of their potential for intensification, which would help to meet the 

demand for new employment space and respond to any future development requirements 

and technological change.  A significant proportion of the new employment floorspace 

needed is expected to come from the intensification of uses at existing employment sites 

including Osney Mead, Unipart and the BMW mini plant, in addition to Oxpens and other 

West End redevelopments including the Station and the Island site. 

 

42. Category 3 sites are existing employment sites that are not performing as well as Category 

2 sites and could be lost to employment uses subject to certain criteria. 

 

43. Category 1 and 2 sites had a preferred option to protect the employment use, although 

Category 2 sites could consider other uses where a set of criteria are met.  Category 3 sites 

could be treated more flexibly and considered for non-employment uses.  Alternative 

options set out in the Preferred Options document afforded less protection to the 

Category 1 and 2 sites.   

 

44. Many of the Category 2 and 3 sites were assessed in the employment land assessment 

2016; an update of this work was undertaken in 2017 to ensure that a wider scope of sites 

across the city had been assessed.  A note as to how this additional assessment was 

undertaken and the list of Category 1 and 2 sites is set out in Appendix 1 and 2 

respectively. 

 

45. The comments received on the Preferred Options Document and the additional work 

undertaken to update the employment land assessment 2016 informed the drafting of 

Policy E1 of the Proposed Submission Document.  Although there was concern raised 

about so much of the city’s land being used for employment, the City Council is required to 

meet anticipated employment need over the plan period.  There is not an indefinite 

number of employment sites in the City and the more sites which have no strong 

protection and face development pressures for other uses, the less likely it is, that a 

reasonable portfolio of different types of sites can be maintained in the future. 

 

46. Category 3 sites are all existing employment sites which are not listed in Appendix 2.  

These sites have been assessed and considered to be suitable for residential uses subject 

to satisfying the criteria g) and h) in policy E1.  The policy goes on to state that the loss of 

B8 space which is not essential to support a Category 1 site will be considered favourably 
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subject to meeting criteria i) and j).  This approach offers increased flexibility as to how the 

B8 uses are considered which has the potential to result in more land being available for 

more appropriate uses to support the city’s needs.   

  

47. This flexibility in the policy demonstrates that the City Council recognises that all 

employment sites should not be safeguarded in perpetuity for employment use and may 

be more suited for housing to meet Oxford’s need.  These category 3 sites do not have a 

site allocation or are identified as potential sites in the HELAA ( Housing and Employment 

Land Availability Assessment) and as such would be treated as windfall sites in the event 

they come forward for development. 

 

48. Over recent years Oxford has dealt with a number of prior approval applications (B56 

applications)whereby the  developer has to seek approval from the local planning authority 

that specified elements of the development are acceptable before work can proceed.   This 

includes a change of use from employment to a residential use.   A local planning authority 

cannot consider any other matters when determining a prior approval application.    The 

pressure caused by this loss of employment land resulted in the City Council seeking an 

Article 4 Direction as outlined earlier in the paper.  An assessment in February  2014 

showed that there had been some prior approval applications received on ten employment 

sites,  resulting in the loss of 10,386m2 (111,800ft2) to residential uses. Since February 2014 

a further 62,300m2  (670,592ft2 ) has been lost to housing from employment uses as a result of 

B56 applications 

 

49. Policy CS28 of the Core Strategy states that changes of use away from business uses (B1, B2 or 

B8) within protected employment sites will not be supported.  The City’s Annual Monitoring 

Report8 monitors the effectiveness of this policy, which has been further strengthened by the 

Article 4 Direction.  During 2015/16 there was one completion that involved the loss of a Class 

B use on a key protected employment site.  However, this application was not considered to 

constitute the complete loss of a key site as Class B employment uses have been maintained 

on the upper levels.  During 2016/17 there were five applications determined that resulted in 

the loss of Class B floorspace within protected key employment sites.  Three of these 

applications were for changes of use of parts of protected key employment sites from Class B 

uses to Sui Generis uses which would continue to have an economic function.  During 

2017/2018 there was a net gain for Class B floorspace within protected key employment sites.  

Oxford Local Plan 2036 Proposed Submission Draft  
50. The over-arching Spatial Strategy for the Oxford Local Plan 2036 sets out the vision for 

Oxford as a ‘growing and developing city’, which seeks to ‘support the growth in the 

Oxford economy’ principally in key sectors linked to its economic strengths. Policy S1 

                                            
8
 https://www.oxford.gov.uk/info/20067/planning_policy/746/annual_monitoring_report 

 

https://www.oxford.gov.uk/info/20067/planning_policy/746/annual_monitoring_report
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clearly states that a positive approach will be taken towards development proposals that 

reflect the ‘presumption in favour of sustainable development’. The use of scare 

resources, such as employment land efficiently, is vital to ensuring Oxford’s sustainable 

growth and development. Policy RE2 requires development proposals to make best use of 

site capacity and efficient use of land, which is a scarce resource in Oxford. The city does 

have a good record of recycling land and re-using developed land efficiently.      

 

51. Policy E1 of the Oxford Local Plan 2036 Proposed Submission Draft recognises the pressure 

upon employment sites to be lost to other uses, and once lost rarely revert back to their 

original use.   As such, Policy E1 has been drafted to set out a hierarchical approach to 

employment categories, as outlined earlier.  

 

Policy E1: Employment sites 

 

Intensification of uses: 

 

Planning permission will be granted for the  intensification,  modernisation and regeneration 

of any employment site if it can be demonstrated that the development: 

i) allows for higher-density development (with more employment floorspace and jobs 

per hectare) that seeks to make the best and most efficient use of land; and 

ii) does not cause unacceptable environmental impacts and effects. 

 

Employment categories: 

 

Category 1 sites 

Planning permission will not be granted for development that results in any loss of 

employment floorspace on Category 1 sites. No other non-employment uses will be permitted 

on Category 1 sites except:  

a) residential development for staff linked to the employer (where this is permitted 

under Policy E3); or 

b) other uses provided that they support directly the main economic function of the 

site; or 

c) start-up or incubator businesses, if it can be demonstrated that they will not cause 

any negative impact on the main economic function of the site 

 

Category 2 sites 

Planning permission will not be granted for development that results in the loss of 

employment floorspace on Category 2 sites, except where: 

d) the redevelopment creates new housing or community use; and 

e) the number of employees in B class uses  on the site when the site was at full 

capacity is retained; and 

f) more efficient use of land can be demonstrated. 
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Category 3 sites 

Planning permission will only be granted for the loss of any employment floorspace on 

Category 3 sites to residential development subject to the following criteria: 

g) the site or building is no longer suitable for its existing business use owing to its 

changing operational needs; and 

h) no other future occupiers can be found through the production of evidence to show 

the premises or site has been marketed unsuccessfully both for its present use and 

for potential modernisation or regeneration for alternative employment-generating 

uses, including start-up businesses or local community uses, for a period of at least 6 

months (see Appendix 2.3 for details of the marketing evidence expected).  

 

Category 1 and 2 employment sites are listed in Appendix 2.1 and 2.2, and Category 1 

employment sites are shown on the Policies Map.  All other employment sites are Category 3 

employment sites. 

 

Planning permission will be granted for the loss of B8 space (on any category site), where it is 

not essential to supporting a Category 1 employment site,  for the following uses in priority 

order: 

i) if it can be demonstrated that there is no demand for other B1 and B2 employment 

uses and other non-residential uses that support the local economy or community 

(through the production of evidence to show the premises or site has been marketed 

unsuccessfully for its present use); 

j) if it is proposed for housing. 

 

Beyond this approach, in all cases the suitability of the proposed use will be assessed against 

the site specific circumstances. 

The justification for the approach to the economy in the Oxford Local Plan 2036 
52. The approach to the economy set out in the emerging Oxford Local Plan 2036, remains 

consistent with the current approach in the adopted Core Strategy to protect key 

employment sites.  Despite receiving considerable challenge, at both Regulation 18 and 19 

stages of the plan process from critics who suggested that land in Oxford should be 

prioritised for housing over employment uses, the Oxford Local Plan has retained its 

position.  The reason for this is, because, not only is it a requirement of national policy to 

do so (paragraphs  80-81 of the NPPF) but also it is recognised  that, amongst English cities, 

Oxford has the highest proportion of jobs in knowledge-intensive industries9, and jobs 

growth of 17.5% between 2012-2016 (4th amongst English cities)10.  Oxford’s gross value 

                                            
9
 Jobs in 'knowledge-intensive' industrial sectors, Business Register and Employment Survey 2016, Office for National statistics. 

This is a broad definition that includes financial services, information technology, hi-tech services, education, health services 
and hi-tech manufacturing. 
10

 Total jobs percentage change 2012-2016, NOMIS, Business Register and Employment Survey. 
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added (GVA) per worker is the 17th highest of all English cities11 and unemployment is at 

3.4%12. Yet, this does not mean we can be complacent given the range of uncertainties 

faced nationally and globally. 

 

53. Oxford is recognised as a globally known brand, Oxford has major assets which include two 

leading universities, and cutting edge research in areas including bio-tech, data science, 

quantum technology and robotics. The city is home to diverse international enterprises 

including BMW Mini, Oxford University Press, Unipart, Centrica, Amey, Nielsen and 

TripAdvisor among numerous others. Oxford’s economy is broad-based, structurally 

resilient and provides one third of the county’s jobs.  If  the economy of Oxford were to be 

constrained to make way for housing sites it would have a profound impact upon the 

national and even global economy.  It is acknowledged that Oxford University with its 

focus on research, science and innovation is at the centre of one of the top five technology 

clusters  in the world and as such the research  which is leading to the  start- up companies 

coming out of Oxford University are a major contributor to the local economy.  Oxford is 

currently producing more globally significant spin outs than any other European university.  

A single £600 million fund has invested in 65 spin-outs over 3 and half years, creating 

upwards of 1000 jobs in the short-term which will grow to several thousand jobs in the 

longer term. 

 

54. Oxford is such a constrained city that it cannot provide sufficient land to meet its housing 

need; hence this unmet need is to be met by the neighbouring districts.  This was agreed in 

September 2016 when the Oxfordshire Growth Board confirmed that Oxford was unable 

to meet its proportion of the 2014 SHMA13 figures.  The Growth Board agreed an 

apportionment of homes to be provided within each of the districts.   It was agreed that 

this housing to be most sustainably located should be built as close to the city’s urban 

fringes as possible.  

 

55. Key employment sectors within the City are already facing significant challenges in 

recruiting and retaining staff as a result of the lack of access to and availability of 

affordable housing. Flattening job growth in the last two years may be linked to this. These 

issues were highlighted in the Oxford Growth Strategy (2013), which states in paragraph 

2.66 that ‘housing is a critical issue for Oxford’ together with the recognition that the City 

is ‘the least affordable housing location nationally.’ Paragraph 2.67 then goes on to 

develop these issues around skills and affordability which was ‘almost universally 

highlighted by employers and stakeholders during the development of the strategy. The 

                                            
11

 Centre for Cities. GVA per worker is a measure of productivity. 2016 data. 
12

 Model-based estimates of unemployed people as proportion of economically active population October 2017 to September 
2018, Office for National Statistics. 
13

 SHMA ( Strategic Housing Market Area) 
https://www.oxford.gov.uk/info/20201/oxford_growth_strategy/762/strategic_housing_market_assessment 

https://www.oxford.gov.uk/info/20201/oxford_growth_strategy/762/strategic_housing_market_assessment
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practical impacts are that employers cannot readily transfer or attract staff to work in the 

city because of housing costs and the alternative of extended daily commuting. This 

includes attracting staff from other high cost areas in London and the South-East. It applies 

across the labour market, from private sector professions such as IT and accounting, 

through to the recruitment of teachers and medical staff.’. 

 

56. The evidence base to support the economic policies in the OLP 2036 has been based upon 

the Employment Land Assessment (ELA) 201814.  This study has built upon the 2016 (ELA) 

and also draws together recent evidence regarding economic and commercial property 

market dynamics in Oxford draws upon other commercial information about how the 

commercial property markets have been performing in the city.  This assessment forecast 

that between 2016-2036 there is a need for 135,000m2 of additional employment 

floorspace. That is a total projected demand for new B1A/B/C  floorspace of 114,650m2 

and projected demand for B2/B8 floorspace of 20,350m2. The report concluded that the 

majority of employment demand during the plan period will be for B1 floorspace.  This 

reflects the findings from previous economic studies and the views of property agents 

secured through the assessment.   

 

57. The emerging Oxford Local Plan 2036 does not allocate any additional employment land,  

from that which is already proposed or permitted in previous plans, but seeks to ensure 

that important employment uses ( Category 1 and 2 sites) are retained.  Land which is 

already allocated for employment use and already permitted is at the Oxford Science Park 

( 3,820m2 remaining) and Oxford Business Park ( 426,53 m2).  A planning application has 

been submitted for Land at Oxford North where 87,300m2 in addition to the 480 

residential units (18/02065/OUTFUL).  Again this is already allocated land for employment 

in adopted plans and as detailed in the Area Action Plan for Northern Gateway15 .   So in 

addition to these sites the only way for the city is able to provide more employment space 

is to ensure that existing employment sites across the city is by making the most efficient 

use of land through intensification, modernisation and regeneration, as set out in 

emerging policy E1. 

 

58. Policy E1 allows for the loss of B8 space where it is not essential in supporting a Category 1 

employment site.  B8 uses are not appropriate in such a constrained city and their 

expansion would not represent an efficient use of land.  Neighbouring district councils are 

better suited to provide land for B8 provision which can serve Oxford’s economic needs.  

 

                                            
14

 Employment Land Needs Assessment 
https://www.oxford.gov.uk/downloads/file/5094/oxford_employment_land_needs_assessment_-_october_2018 
15

  Northern Gateway Area Action Plan 
https://www.oxford.gov.uk/downloads/download/423/northern_gateway_area_action_plan 

https://www.oxford.gov.uk/downloads/file/5094/oxford_employment_land_needs_assessment_-_october_2018
https://www.oxford.gov.uk/downloads/download/423/northern_gateway_area_action_plan
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59. The ELA 2018 sets out detailed information about both the office and industrial market in 

Oxford and Oxfordshire.  Oxfordshire is in a strategic location for the office market and 

benefits from its proximity to London and Heathrow airport; it is an integral part of the 

UK’s Golden Triangle16 for knowledge based sectors defined as the area between 

Cambridge, London and Oxford, in addition to being a node for the Cambridge - Milton 

Keynes - Oxford corridor (East West Corridor). As such, office take-up and the need for lab 

space including wet labs17 reached record levels during 2017, driven by three large 

enquiries according to Savills’ Oxford Office Market Update in March 2017. Oxford's office 

leasing take-up reached 208,000 sq. ft. during 2016, in line with the long term annual 

average of c200,000 sq. ft.  

 

60. Both the city centre and out-of-town business parks are popular locations amongst 

tenants. Although many tenants would sometimes prefer city centre locations, the bulk of 

the available offices in Oxford are located in out-of-town business parks.  Agents reported 

an acute undersupply of office space in the city centre, whilst there were perceptions of 

‘just about the right level of supply’ in out-of-town locations.  

 

61. Recent research undertaken by the Centre of Cities entitled ‘Building Blocks’18 considered 

the ‘role of commercial space in Local Industrial Strategies’ (June 2018) identified Oxford 

as having a ‘strong’ and successful City centre. This report recognised the important role 

that offices play in the City centre, which in their view has ‘implications for the types of 

jobs cities attract’ often with ‘high-skilled service jobs increasingly looking for a city centre 

location. To attract exporting businesses City centres therefore ‘need to offer appropriate 

office space’ together with other qualities such as skills and transport, that these 

businesses require. Whilst historically Oxford has permitted out of town office parks such 

as the Business Park and Science Park, there is now a clear shortage of office space in the 

City centre and a demand for its provision that is not being met by the market. Amongst 

the recommendations to national Government the report suggests that there is a need to 

‘prioritise commercial space in City centres and offer exemptions for permitted 

development rights’. In their view the Government should put more emphasis on planning 

for City centre office space and seeking to protect existing stock.     

 

62. Bidwells (Spring 2019) assessment on Oxfordshire Offices and Labs provides evidence to 

show that the take up of office space has surpassed 400,000 sqft for the second year in a 

row at 430,500 sqft. While the availability rate has edged up slightly with the delivery of 

much needed new space, the pressure on the city’s office stock remains driven by the 

                                            
16

 The Golden Triangle is used to describe the grouping of elite highly funder universities located in Oxford, Cambridge and 
London ( Imperial, King’s College, London School  of Economics and University College London). 
17

 Wet labs are laboratories in which chemicals, drugs or other biological matter are analysed and tested using water or other 
liquids during experiments. 
18

 https://www.centreforcities.org/publication/building-blocks/ 
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accelerating growth in science and tech employment across the market. Prime rents rose 

by 9.4% over the last twelve months to reach a new high with a further uplift expected in 

2019. Grade A supply in the City centre is however restricted, with only 27,360 sqft on the 

market.   

 

63. Oxfordshire’s industrial market continues to thrive despite the challenging commercial 

climate. Oxfordshire saw take up rise, requirements increase and rents hit a record high, as 

occupiers showed faith in a buoyant local economy in 2017. Bidwells assessment of the 

Industrial market in Oxfordshire (Summer 2018)19 considered that take up had reached a 

peak level of 439,800 sqft in 2018 H1, the highest six monthly total on record. In addition 

prime rents continued to rise, growing by 11.6% over the previous 12 months. The report 

highlights a growing trend within the market that ‘Oxfordshire has lost almost 33% of its 

industrial and logistics floorspace since 2001, which is comparable to Cambridge and York.  

 

64. VSL and Partners assessment of the property market in Oxfordshire (Jan 2019) confirmed 

that the ‘most striking change is the amount of space taken up by the science and 

technology sector in the industrial sector which has increased from 23% in 2017 (266,000 

sqft) to 65% in 2018 (486,000 sqft). These figures continue to show both the importance of 

this sector but also how science can adapt to all types of property. Industrial units often 

provide a ‘more flexible and cost-effective solution allowing for an easier fit-out. Whilst 

many of the technology spin-out companies and co-worker space wish to remain in the 

City centre, the former to be close to the University of Oxford the lack of availability of 

stock has meant that spin-outs are looking towards other locations near the ring road 

whilst growth in the co-working sector has limited growth.  

CONCLUSION  

 

65. Oxford City Council recognises the need to support not only the Oxford economy, but the 

national economy and the Cambridge, Milton Keynes, Oxford arc.  In so doing, the Plan has 

sought to draft planning policies that seek to strike the appropriate balance between 

housing growth and job growth across the city.    The city is home to a third of the county’s 

jobs and is a focal point for higher education, research and science.  However, emerging 

policies in the Oxford Local Plan 2036 recognise that Oxford’s buoyant economy presents 

challenges in ensuring that an adequate supply of labour, housing and infrastructure 

continues to keep pace with employment growth over the longer-term.   

 

66. Critics of the plan suggest that Oxford is overly protecting its employment land and no 

further land allocations for employment should be made.    The plan does however not 

                                            
19

 https://www.bidwells.co.uk/assets/Uploads/Our-View-on-Oxfordshire-Industrial-Summer-2018.pdf 
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allocate any new employment sites beyond those already committed.  The proposed policy 

approach seeks to pursue a ‘presumption in favour of sustainable development’ that aims 

to make efficient use of land to ensure that those existing sites are modernised and 

intensified, where applicable, to maximise the employment opportunities on the site .  

This balanced approach does allow for surplus land on Category 2 sites, be given over to 

housing subject to meeting the policy requirements.  In addition to these sites, Category 3 

sites and B8 uses can be lost from employment to housing subject to meeting certain 

criteria as set out in the policies.  

 

67. The ELA 2018 has identified considerable need for B1 space across the city and as such the 

City Council is satisfied that the policy approach which has been developed from the 

existing adopted policy approach in the Core Strategy is sound and justified.  
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APPENDIX 1: RESPONSE TO REQUEST FOR MORE EVIDENCE TO SUPPORT THE 
ARTICLE 4 DIRECTION 
 
 
 

City Development  

St Aldate’s Chambers  

109-113 St Aldate’s 

Oxford, OX1 1DS 

E-mail: planningpolicy@oxford.gov.uk 
 
 
 
 

National Planning Casework Unit 

Department for Communities and Local 

Government 
5 St. Philips Place 
Colmore Row 
Birmingham B3 2PW 

23rd   April 2015 
Your ref:  Article 4 Direction 
Our ref: Response to CLG letter 

 
Dear Sir 

 

Response to request for more evidence to support Article 4 Direction 

Further to your letter dated 27th March 2015 on behalf of the Secretary of 

State in which you have asked for some additional evidence to support 

the ‘geographic scope’ of the sites proposed to be covered by the 

Article 4 Direction. 
 

The City Council provided initially a background report together with a 

supplementary paper that sought to fully explain the importance of the 

key protected employment sites to Oxford’s economy and therefore the 

reason why the Article 4 Direction relates specifically to these sites. The 

following additional evidence is however provided to highlight the 

particular concern expressed by the Secretary of State about the 
‘geographic scope’ of these sites. 

 
Committee decision 
By way of an update I can confirm that a report on the Article 4 Direction 

was presented to the two Area Committees on the 4h and 11th March 2015 

seeking their ‘confirmation’, in accordance with the City Councils 

constitution. Both East and West Area Committees considered the public 

comments received during the public consultation process together with 

the reasons for the Article 4 Direction and considered that there were 

‘exceptional circumstances’ based on the number and range of prior 

approvals already received to show that there was significant harm being 

caused to ‘local amenity and the proper planning of the area’. I have 

included a copy of the Committee report, which 

mailto:planningpolicy@oxford.gov.uk
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includes a summary of the public consultation responses received. 
 

Direction from SOS 
I note that the SOS has directed that all those sites where ‘prior 

approvals’ have been granted during the year since the Article 4 

Direction was made should be specifically excluded. This is understood 

and these can be excluded.  Of the 18 applications for ‘prior 

approval’ that were granted during this period of time only two 

involved buildings within key protected employment sites, namely 

Broadfield House (1,281 m2) and Grehan House (4,028 m2). In both 

these cases I understand that the conversion work on these properties 

has been completed. 

 

The City Council believes that it is unfortunate that these two office 

buildings have been converted as they were four-storey in height and 

represent a significant loss to supply of available office accommodation in 

Oxford. Whilst the overall amount of floorspace may not appear significant 

at 5,300 m2 this is almost exactly the same level of office floorspace 

currently available at the moment within the City centre, which is only 

some 5,000 m2 (Appendix 1). In addition on the Oxford Science Park, which 

is a Protected Employment site, there is only a very small amount 

floorspace available. This provides a clear illustration of how little office 

accommodation there is currently on the market in Oxford. 
 

Geographic scope 
The Protected Employment Sites comprise some 40 individual sites and 

range in size from the larger sites such as the Oxford Business Park and 

Oxford Science Park to the medium and smaller individual sites. These are 

spread over the whole city, which was the intention of the Core Strategy 

policy (CS28) to ensure a sustainable distribution and therefore reduce 

the need to travel, by providing potential employment sites near to the 

local resident population. The range of different types of sites is part of the 

strategic approach to employment provision to ensure that it provides 

opportunities for all types of business needs to be allowed to contribute to 

the diverse and balanced economy in the city. 
 

The Proposals Map accessed through the following link has been provided 

(http://www.oxford.gov.uk/PageRender/decP/Proposals_Map_occw.htm ) 

which shows the location of these key protected employment sites (shown 

coloured purple) in terms of the City as a whole. There is a particular 

grouping of the larger sites towards the south- eastern section of the city 

but this reflects some of the older established employment areas together 

with the relatively recent Oxford Business Park. The Business Park was 

created as a ‘brownfield’ site in the 1990’s following the departure of the 

Rover Group from its site. Since then of course BMW have consolidated 

their internationally successful car manufacturing plant in the area, whilst 

the remainder of the site formed the new Oxford Business Park which 

comprises principally Class B1 office developments. So the concentration 

of employment development is historical and more recently reflects the on-

going regeneration of the city’s limited employment sites. The south-eastern 

http://www.oxford.gov.uk/PageRender/decP/Proposals_Map_occw.htm
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area of the city now represents the most significant concentration of 

employment numbers. 
 

The City centre and the four District centres (Cowley centre / Templars 

Square; Cowley Road; Headington and Summertown) all include 

significant concentrations of office accommodation. However as you 

will see from the Local Plan Proposals Map there are only a very small 

number of individual sites that are protected (coloured in purple) and 

therefore would be subject to the Article 4 Direction. For example in the 

City centre this accounts for some three buildings. Whilst within the four 

District centres there are only three sites and within a 500 metre radius of 

these centres a further seven in total. 
 

National advice 
National planning advice1 (NPPF) requires local authorities to fulfill their 

economic role by contributing to building a strong, responsive and 

competitive economy by “ensuring that sufficient land of the right type is 

available in the right places and at the right time to support economic 

growth and innovation.” Local authorities therefore need to ‘set out a 

clear economic vision’; ‘identify strategic sites for local and inward 

investment opportunities’; support existing and emerging business sectors; 

and promote networks and clusters of knowledge driven, creative or high 

technology industries. 
 

Local Plan policies 

The adopted Oxford Local Plan 20162 together with the recently adopted 

Core Strategy3 has supported sustainable employment growth, building on 

Oxford’s key economic strengths. A suite of policies, known as the 

‘cascade approach’, used a set 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. The Strategic Employment Land Availability Assessment 

(April 2013) assessed the employment land supply in Oxford that is 

available for development. The study identified some 76 sites in total that 

are allocated and or protected for employment use, which amounts to 

almost 350 ha of land. But in practice the land that is available and 

deliverable for future employment use is less. The vast majority of the land 

used by the Protected Employment sites (175 ha) is already occupied by 

existing companies. So it is clear from this study that concentrates on 

employment land supply in terms of the land that could potentially be 

developed there is some 175 ha of land that would be unaffected by the 

Article 4 Direction. In addition this study did not include a significant 

amount of existing buildings, where no development potential was 

envisaged that forms part of the office supply, which is largely located in 

the City centre or District centres. 
 

The policy approach to the economy and the provision of employment 

land has been taken forward in the Core Strategy, which promotes 
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‘managed economic growth’. This policy 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 

companies from the universities and hospitals and medical / scientific 

research, rather than growth that could be located in any UK city. 

 
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.  

 

Importance of the protected employment sites 
The protected key employment sites that are proposed for inclusion in the Article 4 
Direction were assessed individually by Nathaniel Lichfield in the Oxford 

Employment Land Study against various criteria, such as road and public 

transport access to services and labour supply and all performed well 

against these set criteria. A number of these sites do have an important 

inter-relationship with the Universities and Hospitals in terms of providing 

space for spin-out companies. Others provide an important range of 

services and uses that fulfil an important function for some of the larger 

sites, and help the local economy to deliver growth. If some of these larger 

sites are lost to other uses there is a genuine concern that there will be a 

knock-on effect on the smaller sites that supply these much needed 

services. The small and medium sites are important elements of Oxford’s 

land supply and as such can be recycled and modernised to provide 

much needed floorspace for the new spin-out companies and grow-on 

space required within the City if future economic growth is to be realised. 
 

 
 
 

Yours sincerely, 
 

 

Michael Crofton Briggs 

Head of City Development 
 

1 National Planning Policy Framework (NPPF): CLG (March 2012) 

 
2  

Oxford Local Plan 2016: Oxford City Council adopted November 2005 
3 Oxford Core Strategy 2026: Oxford City Council adopted March 2011 

 



 
 

APPENDIX 2 – METHODOLOGY NOTE 
 
ELA (2017 update) scoring system, and categorisation of employment sites in 
OLP2036 
 
INTRODUCTION 
 
This work was an update of the employment site assessment exercise undertaken in the 
previous Employment Land Assessment, jointly produced by Oxford City Council and  
AECOM in 2016. Following the completion of that report, it was acknowledged that only a 
sample of employment sites across the city had been assessed. It was resolved that a 
greater scope of sites would be newly assessed in order to create a more complete picture 
of the city. The proforma utilised in the previous round of site assessments was retained. 
Minor adjustments were made to the formatting and division of questions, but structure and 
content were maintained in order to facilitate the combination of the existing assessments 
with the new round of sites without compromising or warping the data. The site scores and 
assessments were then used to inform the identification and categorisation of employment 
sites across the city for the employment protection policies in the Oxford Local Plan 2016-
2036. 
 
 
IDENTIFICATION OF SITES FOR UPDATE ROUND 
 
As noted previously, the prior Employment Land Assessment 2016 observed and assessed 
only a sample of employment sites across the city. This 2017 update was resolved to 
include a greater scope of sites in order to create a more complete picture of the city. 136 
further sites were selected for survey and assessment in this update. These sites were all 
traditional Class B uses (e.g. office, factory, etc.).  Other types of employment (including 
Class A uses, educational institutes, etc.) were not included in the survey as they are not 
considered ‘employment sites’ for these purposes. 
 
The original collection of sites was identified from a variety of sources: 
 

 The previous Employment Land Study 

 Allocated sites in the Local Plan 

 Protected Key Employment Sites 

 Additional non-key protected sites 

 Additional serviced office sites 
 
The updated, broader selection built off those previous sources, supplemented primarily 
through a thorough interrogation of Business Rates data. 
 

Data collection 
 
Business Rates data for all B-Uses in the City was generated. The Business Rates Data for 
2016 was used as an input into the Employment Land Assessment (ELA) published at the 
Preferred Options stage.  In order to be consistent, and after consultation with colleagues in 
the Economic Development Team, a decision was taken to use the 2016 Business Rates 
data for the 2017 update of the ELA.  This was in order to maintain a consistent approach 
to the baseline data. 
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Previously surveyed sites were then removed from the Business Rates dataset. Some of 
the remaining sites formed small clusters of employment related uses often with the same 
address or in very close proximity to one another. These sites were grouped together. 
 

How Business Rates floorspace data is measured  
 
The Valuation Office Agency (VOA) uses standard measuring methods based on the Royal 
Institute of Chartered Surveyors (RICS) former code of measuring practices. The Net 
Internal Area (NIA) method of measurement is generally applied to offices and the Gross 
Internal Area (GIA) method of measurement is generally applied to industrial property such 
as warehouses or manufacturing units.20 
 

Setting the threshold 
 
The site size threshold for housing sites in the HELAA is 0.25ha.  A comparable floorspace 
to this (given the two measuring methods) is considered to be 250sqm.  Therefore sites 
were screened out of the assessment based on their size (less than 250sqm).   
 
The VOA includes an “excluded category” which covers a wide range of types of uses.  
These uses are not excluded from Business rates but are excluded from the sqm to 
rateable value calculation methodology.  Some of the sites on the Business Rates Register 
therefore have a site size area of 0sqm but still pay business rates based on an alternative 
method of calculation.  Examples include car washes, ice rinks, and public halls. These 
sites were interrogated to ensure that any potential employment sites over 250sqm were 
not omitted from the survey.   
 

Warehouses and Distribution Centres 
 
Sites that include warehouse or storage in their description (i.e. B8 uses) were not 
surveyed. These sites were considered to be primarily outside of the uses that were being 
considered in the Category 2 and 3 employment sites for the purposes of the Oxford Local 
Plan 2016-2036. Professional judgement and a short web-based analysis were used to 
determine these sites’ uses. 
 
 
SITE SURVEY AND SCORING PROFORMA 
 
A proforma had been created for the previous ELA in 2016 with which to carry out 
employment site surveys. The proforma set out a series of questions organised around 
themes relevant to assessing the quality and utility of sites for employment uses around the 
city. The questions were based on the information gathered for the same exercise in the 
prior Employment Land Study, supplemented with additional questions taken from other 
examples of surveys and checked against guidance. The bulk of the questions offered 
multiple choice responses with measurable answers to ensure overall consistency in 
scoring. Several open-ended questions were included to capture information that could not 
otherwise be quantified, and these were answered using professional judgement. Minor 
adjustments were made to the formatting and division of questions in the proforma for this 
2017 update, but structure and content were maintained in order to facilitate continuity and 
integration of the data from the existing assessments with the new round of sites, without 
compromising or warping the data. 
 

                                            
20

 For further information on survey methods for business rates see https://www.gov.uk/guidance/how-non-domestic-
property-including-plant-and-machinery-is-valued  

https://www.gov.uk/guidance/how-non-domestic-property-including-plant-and-machinery-is-valued
https://www.gov.uk/guidance/how-non-domestic-property-including-plant-and-machinery-is-valued
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The proforma was divided into two portions; an on-site assessment, and a desktop 
exercise.  
 
The on-site assessment examined ten questions across five themes:  
 
Accessibility: 

• Local road access 
• Walking and cycling access  

General location and neighbours: 
• General location; proximity to amenities and facilities (and labour) 
• Proximity to incompatible uses  

Site characteristics: 
• Topography; size; profile 

Quality of local environment: 
• Age of existing premises  
• Condition of existing premises  
• General attractiveness of the location  
• Environmental quality  

Market conditions: 
• Vacancy levels 

 
The on-site assessment was carried out by Officers within the Planning Policy team of 
Oxford City Council in November and December of 2017. Scores were assigned using the 
professional judgement of the Officers. 
 
The desktop exercise studied eleven questions across five themes:  
 
Accessibility: 

• Access to strategic road network  
• Public transport access  

Site characteristics: 
• Flooding; contamination  

Market conditions: 
• Market perception  
• Marketing evidence  

Ownership and potential for development: 
• Ownership factors  
• Availability for development  
• Other uses that the landowner might consider  

Wider economic factors: 
• Deprivation and regeneration areas  
• Economic activity  
• Economic development  

 
The scores for the desktop exercise were completed by Officers within the Planning Policy 
team of Oxford City Council during December 2017 and January 2018, using a variety of 
data sources available online. For example; published information on the index of multiple 
deprivation and economic activity, and the Environment Agency map of flood risk. 
 
 
UTILISING THE ELA DATA TO INFORM CATEGORISATION OF SITES FOR OLP2036 
 
The scoring and data from the 136 newly assessed sites were added to the sites assessed 
in the Employment Land Assessment 2016 to compile a fully integrated and comparative 
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database of 274 employment sites across the city of Oxford. This database was established 
on an Excel spreadsheet that enabled quick and dynamic interaction with the data. Sites 
could be ranked and/or organised according to any one of the 21 questions on the site 
assessment proforma, as well their sub-total and combined total scores. They could equally 
be organised and examined according to spatial area within the city. This enabled precise 
assessment of each site, and allowed for further detailed information to be ascertained for 
each site beyond their overall score, and according to specific indicators. 
 
Employment protection policies in the Oxford Local Plan 2016-2036 place employment sites 
across the city into one of three different categories ranging from Category 1 and Category 
2 sites – which are afforded most protection – to Category 3 and B8 uses, which have more 
flexibility and potential to be released from employment uses for other purposes. 
 
Category 1 sites are nationally and regionally important to the knowledge economy or are 
significant employers or sectors in Oxford, primarily B1 (office) and B2 (industrial) uses with 
some B8 uses.  Many of these sites are large, and they often include a range of uses 
 
Category 2 sites provide local services and often include a mix of B1 and B2 uses.21  These 
sites are identified as performing well and having long-term potential for employment uses. 
They provide a valuable employment contribution and important supporting infrastructure 
for the larger employment uses in Oxford.  These businesses meet local needs and are less 
likely to be found on Oxford’s large employment sites. They may offer skilled manual work 
and lower skilled jobs which are important to delivering a diverse range of employment 
opportunities, and local services in Oxford.   
 
Category 3 sites mainly comprise smaller sites and may not be performing as well as those 
in Category 2; for example, because they are not as well located, or because they do not 
perform such an important economic function, nor are likely to be able to in the future.  
 
The scores assigned through the site surveys completed were used to inform the 
categorisation of employment sites into the above-outlined policy categories. 
 
Site scores ranged from a low of 40 to a high of 66. These scores were initially used to 
identify indicative allocations. For example, a small collection of exceptionally high-scoring 
sites were qualified for placement into the Category 1 and Category 2 pools, and a further 
grouping of exceptionally low-scoring sites were left to fall into Category 3.  
 
Coordinated meetings of Officers within the Planning Policy team then undertook several 
exercises of interrogating the scores of all of the sites using professional judgement, 
knowledge, and experience. This process included a thorough examination and discussion 
of each site in the database in order to establish its appropriateness (or lack thereof) for 
allocation into any of the categories. Category 1 was reasonably straightforward due to the 
high requirements for qualification. Category 3 does not require active allocation as it 
encompasses all employment sites not identified as Category 1 or Category 2. As such, a 
rigorous examination of each site took place using a combination of the ELA survey scores 
and Officer knowledge and judgement in order to ensure that allocation into Category 2 was 
the appropriate decision.  
 
Crucially, it is important to note that: 
 

                                            
21

 B-class jobs are defined by the Use Classes Order and include office, research and development, light industry, general 
industry, warehouse and distribution 
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• Neither simple site scores nor simple Officer judgement were used in isolation to 
categorise any sites 
• All sites were subject to both a scored assessment and a qualitative interrogation 
carried out using the professional judgement and knowledge of experienced Officers 
within the Planning Policy team  
• No site was placed directly into any one of the categories without an organisational 
sense-check 

 
This two-pronged approach taken to site assessment and allocation is felt to have resulted 
in a rigorous process and accurate categorisation of employment sites that well informs the 
employment protection policies in the Oxford Local Plan 2016-2036. 

 

ELA site assessment form – (1) on-site portion 

Site name  

Site address  

 

Accessibility 

1) 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:   
 

2) 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 

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 

3) 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:  
 

4) 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:  
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Site characteristics 

5) 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:   
 

 

Quality of local environment 

6) Age of existing premises (tick as appropriate) 

Pre- 1970  1970-1990  Post 1990  

7) 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:  
 

8) 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: 
 

9) 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 

Notes: 
 

Market conditions 

10) Vacancy levels 

1 Poor: over 25% site/premises vacant  

2 Fair: 15-25% site/premises vacant 
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3 Good: 10-15% site/premises vacant 

4 Very good: under 10% of site/premises vacant 

Notes: 
 

 

Sub-total score of on-site assessment: 

 

 

ELA site assessment form – (2) desktop portion 

Site name  

Site address  

Site area (hectares)  

Site allocation / policy 
designations 

 
 

Current use class(es)  

% of land still undeveloped  

Greenfield / Brownfield  (% split)  
 

Accessibility 

11) 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: 
 

12) 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: 
 

 

Site characteristics 

13) Flooding; contamination 

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 
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Notes: 
 

 

Market conditions 

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: 
 

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 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 
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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) 

Notes: 
 

21) Economic 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: 
 

 

Sub-total score of desktop assessment: 

 

 

GRAND TOTAL SCORE OF ON-SITE ASSESSMENT AND DESKTOP ASSESSMENT: 

 

Notes: 
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APPENDIX 3 
 
2.1 - Category 1 employment sites: 
 

 The following university/research sites:  
o University of Oxford Science Area and Keble Road Triangle; Old Road Campus; 

Radcliffe Observatory Quarter; Northern Gateway/Oxford North 

 The following hospital research sites: 
o John Radcliffe Hospital; Nuffield Orthopaedic Hospital; Churchill Hospital; 

Warneford Hospital 

 The following major publishing sites: 
o Oxford University Press 

 The following major manufacturing /research sites: 
o BMW (Mini); Unipart 

 The following major Science/Business Parks: 
o Oxford Science Park; Oxford Business Park 

 The following larger knowledge –sector office uses: 
o Oxford Centre for Innovation 

 

 
2.2 - Category 2 employment sites: 
 

City Centre 
One St Aldates 
Oxford Town Hall 
7,95-96,109-113, 121 St Aldates 
Post Office, St Aldates 
Blue Boar Court, Blue Boar Street 
Clarendon House, Cornmarket 
Oxford University Officers’ Training Centre, Oxpens 
Road 
6 Beckett Street 
1-3 Cambridge Terrace (tbc) 
Employment Exchange, Floyds Row 
Speedwell House, Speedwell Street 
Albion House, Albion Place 
Hogrefe House, Albion Place 
6 Brewer Street 
10A,13,13A New Road 
County Hall, New Road  
40 Pembroke Street 
Littlegate House, St Ebbe’s Street 
Ramsay House, St Ebbes Street 
North Bailey House, 12 New Inn Hall Street 
Thomas Hull House, New Inn Hall Street 
29,52 New Inn Hall Street 
Boswell House, 1-5 Broad Street 
13-16 Magdalen Street 
3-7 Worcester Street 
17-33 Beaumont Street 

Clarendon Business Centre, Prama House, 
Banbury Road 
Mayfield House, 256 Banbury Road 
43-47,66,69-71, 76, 265,267-269, 228 -240, 
264, 285 Banbury Road 
Cranbrook House, 287 Banbury Road 
Oxfam House, 274 Banbury Road 
Lambourne House, 311-321 Banbury Road 
Summertown Pavillion, 16-24 Middle Way 
20 Linton Road 

 
St Clements and Marston Area 
Enterprise Centre, Standingford House, Cave 
Street 
1-4 The Plain 
27-28 St Clements Street 
Angel Court, St Clements 
 
Cowley Road, Cowley, Watlington Road, 
Horspath, Sandy Lane West 
Cowley Road Workshop 100a Cowley Road 
Cowley Business Centre 
The Old Music Hall, 106-108 Cowley Road 
Former Blackwells Publishing, Marston Street 
Bullingdon House, 174B Cowley Road 
Crown House, 193 Cowley Road 
Newtec Place, Magdalen Road 
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University Student Hub, Turl Street 
1-16 King Edward Street 
3 George Street Mews 
Chester House, 21-27 George Street 
1-3, 14-16, 40  George Street  
Hayes House, 75 George Street 
Threeways House, George Street 
 
West End, Botley Road   
King Charles House, Park End Street 
9, 14 B, 27-30,40-41  Park End Street 
Cantay House, 36-39 Park End Street 
28-38 Hythe Bridge Street 
R/O 165-167 Botley Road 
New Barclay House, Botley Road 
Osney Mead Industrial Estate  
 
Central Oxford and Jericho 
Lucy Properties, Walton Well Road 
Eagle House, Walton Well Road 
35A Great Clarendon Street 
28-31 Little Clarendon Street 
Oxford University Offices, Wellington Square 
1,30,35,45-46 St Giles 
 
Woodstock Road, Banbury Road 
Clarendon Business Centre, Woodstock Road 
39-42, 57 Woodstock Road 
Jordan Hill Business Park, Banbury Road 
Barclay House, Banbury Road 

21 Between Towns Road 
St Luke’s Church Temple Road 
213,244 Barnes Road 
Fenchurch Court, Bobby Fryer Close 
Nuffield Industrial Estate, Sandy Lane West 
Chiltern Business Centre, 198 Garsington 
Road 
Harrow Road, Industrial Estate, Watlington 
Road 
Ashville Way, Watlington Road 
Pony Road, Horspath 
County Trading Estate, Watlington Road 
Oxford Bus Company, Watlington Road 
Bridge View, 12 Watlington Road 
2-3,5-1- Chancerygate Business Centre, 
Transport Way 
Church Missionary Society, Watlington Road 
1-3 Watlington House, Watlington Way 
Former Pickfords Site, Sandy Lane West and 
Spring Lane 
Lazarus House and Bishop Mews Transport 
Way 
Horspath Industrial Estate 
 
London Road 
Nielson, London Road  
75 London Road 
Kennet House, 108-11- London Road 
116-120 London Road 
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APPENDIX 4: EMPLOYMENT DENSITIES 

Employment Densities  

Employment density refers to the average floorspace (in m²) per Full-Time Equivalent (FTE) 

member of staff. It is used as a measure of intensity of building use and an indicator of how 

much space each person occupies within the workplace.  But it can also be used to 

estimate how many jobs might be supported following investment in new facilities.  Ratios 

are generally expressed as the number of square metres per employee. Lower 

numbers imply a higher density of employment.  Employment densities vary depending on 

the use of the building but even within similar use classes the employment density will be 

different depending on: 

 The industrial sector and type of activity (process).   

 The size and age of the premises 

 Location (urban or rural) 

 The economic cycle 

 The length and tenure of the occupier 

In an attempt to introduce some consistency into its appraisal techniques English 

Partnerships introduced a guide to employment densities22.  This guide was updated 

in 2010 by the Homes and Communities Agency23.   Although not definitive this guide 

provides a good baseline for assessing employment projections in property regeneration 

and economic development projects. Most of the broad categories of use contain wide 

ranges of density. The figures in the table below are indicative only of the levels of 

employment that could be generated.  

Employment Densities from HCA Guidance Paper 

Use Class Use Type Employment 

Density 

FTE/m2 

Floor area basis Range 

Industrial 

B2  General Industrial 36 Gross Internal 

Area 

18 – 60 

B1 (c) Light Industrial 47 Net Internal Area  

B1 (b)
24

 Science park 32 Net Internal Area  

Warehouse & Distribution 

                                            
22

 Employment Densities: A full Guide   Arup Economics and Planning for English Partnerships 2001 
23

 Employment Densities Guide 2
nd

 Edition   Drivers Jonas Deloitte for HCA 2010 
24

 Figures from the 2001 guide 
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B8 General Large 

Scale and High 

Bay 

70 Gross External 

Area 

25 – 115 

B8 Warehousing 80 Gross External 

Area 

The higher the capital 

intensity of the 

business, the lower the 

employment density 

Wide variations exist 

arising from scale and 

storage duration 

Office 

B1 (a) General Office 12 Net Internal Area  

B1 (a) Call Centres 8 Net Internal Area  

B1 (a) Data Centres 47 Net Internal Area  

B1 (a) Business park 10 Net Internal Area A bland of B1 uses 

B1 (a) Serviced offices 10 Net Internal Area Individual units / 

workstations could 

have a higher density 

but allowances for 

shared services 

reduces overall  

density 

Retail 

A1 High Street  19   

A1 Food Superstores 17 Net internal Area Town /City Centre 

A1 Other 
Superstores/ 
Retail 
Warehouses 

90 Net internal Area  

A2 Financial & 
Professional 
Services 

16 Net internal Area Includes the back 
office function 
area as well as 
the customer 
facing areas 

A3 Restaurants & 
Cafes 

18 Net internal Area Town/ City Centre 
Range of 10 - 30 
m² 
 

Leisure & Visitor Attractions 

C1 Budget Hotel 1 employee per 3 bedrooms plus 
casual staff  

 

C1 General Hotel (3 
star) 

1 employee per 2 bedrooms  

C1 4/5 Star Hotel 1 employee per 1.25 bedrooms  

D1 General 
Attractions 

36 Gross Internal 
Area 

Very wide range 
exists, so use 
with caution 

D2 Cinemas 90 Gross Internal Range of 90 - 120 
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Area m² 

D2* Amusement & 
Entertainment 
centres 

70 Gross Internal 
Area 

Range of 40 - 100 
m² 

D2 Sports Centres & 
private Clubs 

65 Gross Internal 
Area 

Range of 30 - 100 
m² 

 

Gross internal to net internal ratios can vary significantly according to use: 

 for office space the gross figure is typically 15-20% higher than net internal space; 

 for all multi-tenanted buildings the range may be higher than 15-20% given the 

space allocated for shared or common areas; and 

 for larger warehouses, the net area can be as much as 95% of the gross area. 

‘Hot-desking’ and flexible working patterns have become increasingly prevalent within the 

office sector. This is particularly the case in city centre locations where rents are higher.  

Employment densities are based on a ‘workstation to FTE’ ratio of 1:1. In practice, however, 

organisations look to accommodate staff at varying ‘workstation to FTE’ ratios. A lower 

‘workstation to FTE ratio’ implies a higher employment density.  For example, an office 

which had a policy of 8 desks for every 10 employees would have 25% more employees 

than the same size office with a 1:1 desk to FTE ratio.    

The extent to which shift working takes place will alter the employment density. For 

example, a retail job may be filled by a combination of full-time and part-time employees 

over the course of a working day – particularly if it operates extended opening times.  Care 

needs to be taken when making assumptions about shift working.  Not all jobs at a 

particular site would be filled on every shift – notably senior management roles are unlikely 

to be duplicated on every shift.  The HCA guidance suggests that where there is reasonable 

confidence that a site would operate a standard 2 shift pattern employment number could 

be multiplied by 1.5.   

Estimating Construction Jobs   

There are standard approaches that are recognised by Government that can be used to 

provide estimates of the total (net) employment impacts of a capital investment25.  For 

estimating temporary construction impacts the most consistent method is to use likely 

construction expenditure from the development and apply FTE employment 

conversion figures provided by the Office of Project and Performance, Advice and 

Training (OffPAT) and used by the HCA – this provides an estimate for the gross one 

year FTE construction employment (for both on- and off-site construction activity):  

 The guidance estimates that 17.6 construction FTEs are supported for every £1m 

(2009 prices) spent on ‘private commercial development’.  This multiplier is 

appropriate to use for the office, R&D and retail space.  

                                            
25

 Additionality Guide: A standard approach to assessing the additional impacts of interventions.  Third method Statement 
English Partnerships 2009. 
Guidance for using Additionality benchmarks in Appraisal  Department for Business innovation and Skills 2009 
The Green Book: Appraisal and Evaluation in Central Government.  HM Treasury 2011 
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 For housing development HCA guidance states that for every £1 million of new 

housing built, 21 job years are created (i.e. the equivalent of 21 temporary jobs each 

lasting one year).   

 For general civil engineering and light industrial construction the HCA guidance 

suggests that for every £1 million spent on new private industrial construction, 10.6 job 

years are generated (i.e. 10.6 temporary jobs each lasting one year).  

In order to provide an assessment of the net impact of the construction phase of capital 

projects we must also estimate the indirect (i.e. supply-side) and induced (i.e. income 

supported) multipliers. These multipliers represent the ripple effects of expenditure 

through the supply chain as local suppliers purchase further inputs from other local 

businesses, and as a proportion of the wages and profits are also spent in the local 

economy.   

There is also a requirement to allow for any negative effects.  In particular, in periods of 

strong economic growth and tight labour markets, increases in economic demand 

can simply displace and/or defer activity.  Put simply, people leave one job to take up 

another so the total number of people in work does not change.  However, whilst there 

are certain skill sets that remain in short supply, there is still a large amount of spare 

capacity in the economy, particularly in the construction sector, which justifies an 

assumption that all the expenditure is additional.  

Whilst the construction phase inevitably involves on-location employment, the duration of 

these jobs are limited to the skills and labour requirements for the various phases of 

construction, and in some cases may only last for a very short period of time.  As a result 

construction sector workers, particularly those in certain trades, are highly mobile, often 

working and living in different parts of the country, or in the cases of larger contracts, taking 

up temporary residence near their place of work.   

Due to the transient nature of construction employment it should always be 

identified. 


