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During discussion at the hearing relating to Matter 2 it was suggested that the Plan should 
be more positive in its encouragement of redevelopment of Category 3 employment sites 
for housing. The following modifications are proposed to Policy E1 to address this: 
 
Employment Land Assessment  
 
2.1   The Employment Land Assessment (2018) looked at the whole range of employment 

sites across the city and assessed them against criteria including access and location, 
quality of buildings and environment, neighbourliness and others. The ELA forecast 

that between 2016 and 2036 there is a need for 135,004m2 of additional 
employment floorspace:  

• total projected demand for new B1A/B/C floorspace of 113,535m2; and  

• projected demand for B2/B8 floorspace of 21,470m2  
 
2.2   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.  

 
2.3   The need for more employment floorspace over the plan period emphasises the 

strong need to protect existing employment sites. Oxford is a very tightly 
constrained city and the competing demands on the limited land supply are strong, 
not least for housing. The Development Plan Local Plan includes one additional 
employment site at Northern Gateway, as detailed in the Northern Gateway Area 
Action Plan. Additional employment land could be provided through the 
intensification of uses at existing employment sites including Osney Mead, Unipart, 
and the BMW Mini plant. There is some remaining land allocated for employment 
uses at both Oxford Business Park and the Science Park.  

 
2.4   The pressure on employment sites to be lost to other uses is high, and once lost, 

they rarely revert back to their original use. Oxford City Council introduced an Article 
4 Direction which removes the permitted development right to change employment 
floorspace to residential use on Key Protected Employment Sites. This means that 
such proposals now require planning permission. The City Council intends to modify 
the Article 4 Direction to reflect the policies in this Plan on adoption.  

 
2.5   Existing employment sites which are not performing well or which make inefficient 

use of land will be encouraged to modernise, to better utilise the space. In some 
limited circumstances, such sites which will also be considered for alternative uses. 
As such, the Local Plan sets out a hierarchical approach to employment categories, 
stating how existing employment sites will be supported to ensure appropriate levels 
of protection and intensification. The sites range from Category 1 and 2 sites, which 
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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 to ensure 
the best use of land. The policy also provides flexibility to ensure start-up and 
incubator businesses are supported throughout the hierarchy.  

 
Employment sites  
 
2.6   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.  

 

2.7   Category 2 sites provide local services and often include a mix of B1 and B2 uses1. 
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 and lower skilled jobs which 
are important to delivering a diverse range of employment opportunities, and local 
services in Oxford.  

 
2.8   Oxford’s significant contribution to the local, regional and national economy means 

that it is 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. Equally it is important that 
there is some flexibility within the policy to allow for potential changes in 
circumstance, and to ensure the strongest employment base possible, which will 
sometimes rely on the ability to develop supporting uses. For this reason, the 
policies include some criteria to allow consideration of development of other some 
other uses on Category 1 and 2 employment sites in particular circumstances.  

 
2.9   Category 3 sites mainly comprise smaller sites and those not performing as well as 

Category 2 sites, 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. Should these sites become available for redevelopment, they should be 
considered for housing will be first required to explore the potential for other 
employment uses, and then subject to criteria to explore alternative uses in order to 
help deliver the broader aims and strategy of this Local Plan.  
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2.10   B8 warehousing uses can be helpful in supporting local employers in sectors such as 

manufacturing. However, they typically have a low job density and do not make 
efficient use of land which is particularly important given the shortage of land in 
Oxford. Some B8 uses are essential for Oxford to ensure that important employers 
are able to maintain their supply chain; for example with BMW-Mini/Unipart. Where 
a B8 use may be redeveloped for housing development does not have this strong link 
to the wider economy and does not represent the most efficient use of land, it will 
be encouraged to convert and intensify into other employment uses (B1, B2) with a 
greater worker density. New B8 uses will only be allowed in exceptional 
circumstances where  there is a specific link to a Category 1 site. particular locally 
identified need. 

 

Policy E1: Employment sites 
 
Intensification of uses:  
 
Planning permission will be granted for the intensification, modernisation and regeneration for 
employment purposes 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 makes the best and most efficient use of land; and  ii)  does not cause 
unacceptable environmental impacts and effects.  

 
 

Employment categories:  
 
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.  
 
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 
EH3); or  
b)  other uses provided that they support directly the main economic function of the site.; or  

             c) s 
Start-up or incubator businesses will also be supported, if it can be demonstrated that they will not 
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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:  

cd)  the redevelopment creates new housing or community use; and  
de)  the number of employees in B class uses on the site when the site was at full capacity is 
retained; and  
ef)  more efficient use of land can be demonstrated.  

 
 
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).  

 
 Proposals for residential development on Category 3 employment sites will be assessed by a balanced 
judgement which will take into account the following objectives: 
 

 f) the desirability of meeting as much housing need as possible in sustainable locations within the         
city; 

 
g) the need to avoid loss of or significant harm to the continued operation or integrity of 
successful, and/or locally-useful, or high-employment businesses and employment sites, and to 
avoid impairing business operations through the juxtaposition of incompatible residential uses; 

 
h) the essential importance of creating satisfactory residential living conditions and a pleasant                 
residential environment with a sense of place, connected by safe walking routes to shops, schools, 
open space, community facilities and public transport; and 

 
i) the desirability of achieving environmental improvements such as remediation, planting, 
biodiversity gains, sustainable development forms, improvements in highway conditions and the 
improvement of living conditions for existing residents. 

 
 
Approach to B8 uses and car showrooms in Oxford 
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Planning permission will only   be granted for new or expanded B8 uses  the loss of B8 space (on any 
category site), where it  can be shown that the B8 use is essential to support the operational 
requirements of a Category 1 employment site but not otherwise.  Planning permission will also be 
granted for the loss of B8 space ( on any category site) where it is not essential to support a Category 1 
employment site. 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. 
 
Planning permission will be granted for redevelopment of an existing car showroom for housing where 
the site is considered suitable for such an alternative use. 
 
 


