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1 Disclaimer / Availability / Data Protection

Disclaimer

1.1 Inrelation to the information contained within this report (and any other report relating, or making
reference, to the findings of Oldham’s Strategic Housing Land Availability Assessment — SHLAA)
the council makes the following disclaimer without prejudice:

The identification of potential housing sites, buildings or areas within the SHLAA does not
imply that the council will necessarily grant planning permission for residential development.
Planning applications will continue to be treated on their merits, against the appropriate
development plan policies and other material planning considerations. Furthermore, whilst
the SHLAA will form an important part of the evidence base for preparation of the Site
Allocations Development Plan Document, the identification of a potential housing site does
not imply that it will be allocated as such.

The inclusion of potential housing sites, buildings or areas within the SHLAA does not preclude
them from being developed for other purposes.

The exclusion of sites and buildings from the assessment (either because they were never
identified or discounted) does not preclude the possibility of residential development being
granted on them.

Timescales of when sites may come forward (for example short, medium or long-term) are
based on officers views held at the time of the assessment and based on information available
to them. Circumstances or assumptions may change which may mean that sites come forward
sooner or later than envisaged.

The information supporting the SHLAA is based on information that was available regarding
each site at the time of the assessment. And updated as part of this review. Circumstances
may change or there may be some omissions and/or factual inaccuracies, which the council
does not take liability for. There may therefore be additional constraints to consider that were
not identified at the time of the assessment. Likewise some constraints may no longer be
applicable.

The capacity and density identified on the site either relates to the number of dwellings granted
through planning permission or are based on a indicative assessment using the existing
density thresholds set out within the current planning policy framework or information contained
within relevant masterplans / local knowledge. They are indicative and may be subject to
change. In all cases, the consideration of a detailed planning application may find that these
capacities are inappropriate due to highway issues, design or the need to provide other uses
on a site.

The Housing Land Availability Database has a base date of 1 April 2009. In accordance with
national guidance completions and clearance have, however, been forecasted for 2009/10,
to provide a baseline for the housing land supply of 1 April 2010. The status of sites or
information relating to them may be subject to change. For example, a site may have been
granted planning permission for residential development since being identified within the
study. It is anticipated that the study will be updated on an annual basis to link into housing
land monitoring and preparation of the councils Annual Monitoring Report (AMR).
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Availability

1.2

If you would like to receive this information in another format, such as large print, Braille, audio or
alternative languages, please call us on telephone number 0161 770 4061.

Data Protection

1.3

1.4

1.5

Oldham Council is fully committed to compliance with the requirements of the Data Protection Act
1998.

Please note that comments cannot be treated as confidential.

Please note that personal information provided as part of a representation cannot be treated as
confidential as the Council is obliged to make all representations available for public inspection.
If you choose to make a representation you will be regarded by the Council as having consented
to that representation being made available for public inspection. All comments received will also
be made available via the internet, along with the name of the person who submitted them. Your
address will not generally be available via the internet if you submit your comments electronically
through our Limehouse consultation portal. In addition, you should note that any documents, plans
etc, you submit to accompany your comments may also be made available via the internet. If you
are using the Limehouse consultation portal to supply supporting documents, please make sure
you do not include email addresses, telephone numbers or signatures on the supporting document.
If we receive supporting documents containing email addresses, telephone numbers or signatures,
we will endeavour to remove them. If your postal address is shown on any accompanying documents
provided, though, then this will also be accessible via the internet.
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2 Executive Summary

21

2.2

2.3

2.4

2.5

2.6

2.7

2.8

29

210

Planning Policy Statement 3 (PPS3) sets out the national planning policy framework for the delivery
of housing through the planning system. A key objective of PPS3 is to ensure the local planning
system delivers a flexible and responsive supply of land for housing. Authorities are expected to
demonstrate this in the form of a Strategic Housing Land Availability Assessment (SHLAA).

The SHLAA forms a key component of the evidence base to support preparation of the council’s
Local Development Framework (LDF) in order to ensure the delivery of sufficient housing to meet
requirements set out in the Regional Spatial Strategy (RSS).

The SHLAA report sets out the planning policy background to the assessment and the methodology
used. It reviews the findings of the SHLAA and includes a schedule of sites forming the potential
housing land supply identified through the SHLAA as well as those sites discounted during the
assessment.

The draft SHLAA was published in March 2009 for consultation. 17 representations were received
and the comments have been fed into this review of the SHLAA, which now presents the position
of the borough's housing land supply as at 1 April 2010. The SHLAA has been incorporated into
the council's AMR for 2008/09.

The Housing Land Availability Database has a base date of 1 April 2009. In accordance with
national guidance completions and clearance have, however, been forecasted for 2009/10, to
provide a baseline for the housing land supply of 1 April 2010.

RSS sets Oldham’s annual average rate of housing provision (net of clearance) at 289 dwellings.

Taking into account RSS, past performance and clearance the borough’s annual housing
requirement from 2010/11 to 2025/26 is 411, which totals 6,583 dwellings.

The SHLAA identifies a potential housing land supply of 10,937 dwellings.

The SHLAA, therefore, contains significantly more dwellings (10,937) compared to the level of
housing provision required across the period 2009/10 to 2025/26 (6,583). This is about 1.6 times
that required during the period.

It is assumed, however, that there will be a need to ensure there remains a five year housing land
supply at the end of 2025/26 up to 2030/31, which from 2010/11 equals a period of 21 years.
Taking into account clearance (up to 2025/06), which is 1,846, and past under performance (from
2003/04 to 2009/10), which is 113 (1,910 — 2,023) the potential housing land supply therefore has
the capacity to deliver 428 dwellings per annum (net) during the period 2010/11 to 2030/31
(10,937 - 1,959/ 21).

Table 1 RSS requirement and draft SHLAA Potential Housing Land Supply (based on period 2010/11 to

2030/31)
RSS Housing Requirement Draft SHLAA Potential Housing Land Supply
Annual Annual
RSS requirement 289 | SHLAA Potential 521

Housing Land Supply
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RSS Housing Requirement Draft SHLAA Potential Housing Land Supply

Requirement taking into 382 | Supply minus clearance 428
account clearance and and past performance
past performance

2.11 The potential housing land supply identified in the SHLAA therefore allows the borough some
degree of ‘flexibility’ should there be any changes in circumstances such as changes to RSS
housing provision figures or to contribute towards the Greater Manchester New Growth Point.

2.12 Analysis of the potential housing land supply identified in the SHLAA shows that approximately
60% lies in West and East Oldham. This reflects that much of this area falls within the Oldham
and Rochdale Housing Market Renewal Pathfinder (HMR) area and includes many of the borough's
regeneration initiatives including Alt, Sholver, Werneth, Derker, and Hathershaw and Fitton Hill,
as well as those in Oldham Town Centre.



3 Abbreviations

AMR - Annual Monitoring Report

AGMA - Association of Greater Manchester Authorities
BF - Brownfield Land (also known as previously developed land)
CGF — Conversion Greenfield

CLG — Communities and Local Government

CON - Conversion

COU - Change of Use

DUN - Derelict, Underused and Neglected Land Database
DPD - Development Plan Documents

4NW - North West Regional Assembly

GF - Greenfield (undeveloped land)

GONW - Government Office for the North West

HBF - Home Builders Federation

HLA - Housing Land Availability Database

HMA - Housing Market Area

HMR - Housing Market Renewal Pathfinder area
HNDS - Housing Needs and Demands Study

HS - Housing Strategy

LDF - Local Development Framework

LNR - Local Nature Reserves

LRFD - Land Reserved for Future Development
NHBC — National House Building Council

NLUD - National Land Use Database

MP - Masterplan

OPOL - Other Protected Open Land

OSR - Ordnance Survey (and

PEZ - Primary Employment Zone
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PEZS - Primary Employment Zone Survey

PP — Planning Permission

PPS3 - Planning Policy Statement 3 on Housing

RSS - Regional Spatial Strategy for the North West, September 2008
S106 — Section 106 Planning Obligation

SBI - Sites of Biological Importance

SSSI - Sites of Special Scientific Interest

SAC - Special Area of Conservation

SPA - Special Protection Areas

SHLAA - Strategic Housing Land Availability Assessment

SHMA - Strategic Housing Market Assessment

UDP — Oldham Metropolitan Borough Unitary Development Plan, July 2006
UPS - 2005 draft Urban Potential Study

UU — United Utilities
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4 Introduction

4.1

4.2

4.3

4.4

4.5

4.6

4.7

Planning Policy Statement 3 (PPS3) sets out the national planning policy framework for the delivery
of housing through the planning system. A key objective of PPS3 is to ensure the local planning
system delivers a flexible and responsive supply of land for housing. Authorities are expected to
demonstrate this in the form of a Strategic Housing Land Availability Assessment (SHLAA).

The SHLAA forms a key component of the evidence base to support preparation of the council’s
Local Development Framework (LDF) in order to ensure the delivery of sufficient housing.

The primary role of the SHLAA is to:

° Identify sites with potential for housing;
e  Assess their housing potential; and
e  Assess when they are likely to be developed.

The guidance states that as a minimum the SHLAA should aim to identify sufficient specific sites
for at least the first 10 years of a plan, from the anticipated date of its adoption, and ideally longer
than the whole 15 year plan period. Where it is not possible to identify sufficient sites, it should
provide the evidence base to support judgements around whether broad locations should be
identified or whether there are genuine local circumstances to warrant a windfall allowance.

The SHLAA will:

e Identify land suitable for housing and inform the establishment of a 15 year housing land
supply from the anticipated adoption of the Core Strategy (2010/11) to 2025/06 and beyond
where appropriate;

e Provide a robust evidence base to guide preparation of the Core Strategy and the Site
Allocations Development Plan Document;

e  Provide more certainty to house builders by identifying a range of sites with potential for
housing; and

e Inform decisions in terms of policy development, investment and further work in order to
deliver the amount and range of housing required to support the regeneration of the borough.

The council has reviewed Oldham’s draft SHLAA and this report provides a summary of Oldham’s
SHLAA as at 1 April 2010.

This report sets out how Oldham's SHLAA has been carried out and presents the findings of the
assessment. The review process has provided an opportunity to:

1. Ensure the council has a five-year supply of deliverable housing land and incorporate changes

to the five-year supply, such as removing sites that have been completed, alter the status of

a site from planning permission to under-construction, and the inclusion of new sites granted

planning permission during 2008/09;

Take into account comments received on the draft SHLAA when published in March 2009;

3. Consider any changes to the circumstances of sites identified as part of the draft SHLAA,
such as phasing, capacity, density assumptions and whether they are still considered
developable for residential development; and

4. Add any new sites that the council may consider appropriate.

N
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4.8

49
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4.1

In undertaking the review of the SHLAA the council has also considered the impact of the current
‘slow down’ of the housing market. This is clearly having an immediate impact on the delivery of
new housing and the number of completions coming forward, however, given that the SHLAA
looks over such a long time frame it is likely that this will cover a number of peaks and troughs in
the state of the housing market. Therefore, in terms of assessing the viability of sites, this
assessment has sought to consider more average market conditions in order to balance these
out.

The SHLAA will also form part of the evidence base for identifying potential sites for Gypsy and
Traveller Accommodation as part of the Site Allocations DPD.

It is important to note (as outlined in the disclaimer to the front of this report) that whilst the SHLAA
forms an important part of the evidence base to help inform preparation of the LDF, it will not in
itself determine whether a site should be allocated for housing or whether planning permission
would be granted for residential development.

The SHLAA does not cover those parts of the borough that fall under the planning responsibility
of the Peak District National Park Authority.
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5 Background

National Planning Policy

5.1

5.2

PPS3 requires local planning authorities to undertake SHLAA's to ensure that the local planning
system is able to deliver a flexible and responsive supply of land to meet housing requirements.
To support the preparation of SHLAA's, the Department for Communities and Local Government
(CLG) have produced Practice Guidance. The use of the standard methodology contained within
the CLG’s Practice Guidance is strongly recommended as ‘it will ensure the findings are robust
and transparently prepared’ M The methodology for the assessment follows the CLG's Practice
Guidance and is set out in Section 6 and Appendix B of this report.

A key objective of PPS3 is also that local planning authorities continue to make effective use of
land by re-using land that has been previously developed. In support of this, PPS3 sets a national
annual target of at least 60% of new housing to be on previously developed land. This includes
land and buildings that are vacant and derelict as well as land that is currently in use but which
has the potential for redevelopment.

Regional Planning Policy

5.3

5.4

5.5

The future housing requirements for Oldham are defined within Regional Spatial Strategy for North
West (RSS). RSS sets Oldham’s annual average rate of housing provision (net of clearance) at
289 dwellings. This equates to a total housing provision (net of clearance) for the period 2003 to
2021 of 5,200 dwellings.

RSS policy L4 requires local authorities to monitor and manage the availability of land to ensure
that housing provision requirements are achieved. In doing so local authorities are expected to
use the results of up to date SHLAA's to inform the allocation of, and development management
decisions upon, specific sites.

RSS also sets out an indicative target of at least 80% of housing provision to be on brownfield
land and buildings.

Sub-Regional Context

5.6

A Greater Manchester Strategic Housing Market Assessment (SHMA) has been prepared, led by
the Association of Greater Manchester Authorities (AGMA, 2008). For the purposes of the SHMA
Greater Manchester has been split into four housing market areas. Oldham is within the North
East Housing Market Area (HMA) with Rochdale, Tameside and parts of Manchester. The SHMA
looks at future housing need and demand, and along with the SHLAA will provide an important
part of the evidence base for preparation of the LDF.

Local Context

5.7

There are a number of regeneration and master planning initiatives that have implications for land
supply within the borough. These include:

° Development proposals within the Housing Market Renewal (HMR) area including the
intervention areas of Werneth and Derker, as well as Alt and Sholver for which draft
masterplans have been prepared that include some clearance and development of key sites
for housing;

1

Paragraph 15, Strategic Housing Land Availability Assessment, Practice Guidance (CLG)
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Hathershaw and Fitton Hill New Deal for Communities (NDC) where there are a number of
key sites identified for residential development, including the ‘Borough Mill Triangle’;
Mumps and the West End in Oldham Town Centre where as part of the master plans a
proportion of residential development is proposed;

Chadderton Technology Park which includes an element of residential as part of the overall
employment-led regeneration of the area; and

Masterplans currently being prepared for a number of the borough's local town centres -
Shaw, Royton and Chadderton.

1



6 Key changes made since the draft Strategic Housing Land
Availability Assessment

Consultation

6.1 The draft SHLAA was published in March 2009 providing an opportunity for stakeholders to
comment on the assumptions and methodology, the potential housing land supply and the draft
findings. 17 representations were received on the SHLAA providing a wide-ranging number of
comments, relating to:

1.

o0 wN

~

10.

11.

The identification of sites as part of the potential housing land supply and the density, capacity
and phasing assumptions applied to them.

Sites that were discounted.

Submission of new sites for inclusion within the potential housing land supply.

Future engagement with United Utilities.

Inclusion of a criterion on Surface Coal Resource Data provided by the Coal Authority.

The spatial distribution of sites identified as part of the potential housing land supply,
particularly in relation to the focus on existing urban areas, including Oldham Town Centre,
which are unlikely to attract a wide range of house types and sizes. It is felt that additional
potential housing sites should be found outside town centre and inner areas of the borough
to provide a wider range of choice.

The need to adopt a realistic approach to the apartment market and density assumptions.
Concerns regarding the deliverability and developability of sites identified as part of the
potential housing land supply, including the five-year supply, which contains a large proportion
of developments comprising flats.

The need for greater stakeholder and commercial advisor involvement to obtain a more
accurate view as to whether individual housing opportunity sites are deliverable and
developable, particularly in relation to the desktop review and site survey.

Concerns regarding assumptions used in the SHLAA, including the exclusion of sites as a
consequence of existing development plan policies designed to constrain development.
The need for further explanation and justification regarding the identification of broad locations
in Alt and Sholver.

6.2 A detailed schedule of comments received on the draft SHLAA and the council’s response can be
found in Appendix C.

Apartments

6.3 Itis clear, from anecdotal evidence, informal discussions and comments submitted as part of the
SHLAA consultation, that there are issues regarding the deliverability of many of the apartment
schemes that fall within the five-year supply. In order to be more realistic regarding the delivery
of new housing over the next five-years the council has moved a number of the schemes involving
significant numbers of unstarted apartments into the post five-year housing land supply. This
includes the following schemes:

aRrw0bd =

Anchor Mill, Daisy Street, Oldham

53-55 King Street, Oldham

Oldham NHS Trust, Westhulme Avenue, Oldham
North Bank, Failsworth District Centre, Oldham
Thornham Mill, Oozewood Road, Royton

12 Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



6.4

6.5

o N

9.

169 Union Street, Oldham

Bank Mill, Huxley Street, Oldham

Land at Acorn Mill, Mellor Street/ Acorn Street

Hartford Mill / Land of Milne Street and Edward Street, Werneth

Removing these sites from the five-year supply has inevitably affected the supply of deliverable
housing land in the borough. The council’s housing land availability database identifies a future
housing land supply of 5,158 dwellings, based on sites under-construction, with planning permission,
minded to approve subject to the signing of a section 106, remaining phase 1 and phase 2 UDP
housing allocations and ‘others’, such as those where planning permission has expired. Out of
these, 3,212 dwellings are considered to form the deliverable five year housing land supply,
representing a 5.9 years supply. The five-year supply is therefore less than that available in
2007/08, which was 3,866, however the overall supply identified within the council’s housing land
database remains largely the same.

The council’s housing land availability database includes information on the type and size of around
3,700 dwellings that may fall within the five-year or post five-year supply and form part of the 5,158
dwellings referred to above. Just over half (1,901 or 50.7%) of the 3,700 dwellings are flats,
comprised of primarily one and two bed properties. However, given that not all of these fall within
the five year deliverable housing land supply, the council does not consider that this impinges on
the deliverability of the five-year supply.

Spatial distribution and assumptions relating to density, capacity and phasing

6.6 A key consideration for the SHLAA review has been the need to ensure a continued focus on
regeneration given the wide range of initiatives underway and planned within the borough over
the next 15 years and beyond. Comments received on the draft SHLAA have criticised the spatial
distribution of the potential housing land supply and the council’s focus on existing urban areas,
which are considered ‘unlikely to attract a wide range of house types and sizes’. In response to
the comments received the council has revisited its assumptions regarding the density, capacity
and phasing of sites contained within the potential housing land supply where appropriate. However,
the focus for new residential development remains maximising the re-use of the brownfield land,
in line with national and regional planning guidance and the delivery of sites within regeneration
areas, to support the borough's regeneration objectives and the residential hierarchy set out in
the council’s emerging Core Strategy.

6.7

6.8

Many of the sites identified in and around Oldham Town Centre have now been moved into the
11 to 15 year phase recognising that whilst residential development remains an aspiration for this
area, it may, in some cases, be more long-term, particularly given the current market conditions.
The density and capacity assumptions have also been amended, reflecting that the aspiration is
to encourage a mix of high quality residential developments including accommodation suitable for
families within Oldham Town Centre, not just high density apartments.

The density and capacity assumptions used within the SHLAA continue to be based on the council’s
density standards set out in the Unitary Development Plan (UDP). Unless, that is, there are particular
circumstances that justify an alternative density / capacity assumption, including site constraints

affecting the developable area or whether the residential element would form part of a mixed-use
scheme. Nevertheless it should be noted that these are indicative density and capacity assumptions
and may be subject to change. In particular there will be a need to ensure that any residential

13
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development contributes to the creation of a housing market that is balanced and sustainable,
through incorporating a mix of house types and sizes. Consideration will need to be given to local
evidence on housing need and demand within the borough, including the Greater Manchester
SHMA and Oldham’s Housing Needs and Demands Study (HNDS). For example, evidence at
present suggests there is an over-riding need for larger family accommodation comprising three
and four plus bedroom properties, particularly within the regeneration areas.

Specific site changes

6.9

6.10

6.11

Comments were received on a number of sites already identified within the draft SHLAA as part
of the potential housing land supply or within the list of discounted sites, as a result of which there
have been a number of changes to the boundaries, capacity, density, phasing assumptions and
developability relating to specific sites. One site, land off Craven Street (Coldhurst), has been
moved from the discounted sites list to the potential housing land supply as a result of comments
received to the draft SHLAA.

Of new sites put forward as part of the consultation:

*  One new site has been identified as part of the potential housing land supply (Osbourne Mill
in Coldhurst);

e  One site (former Co-operative building at junction of Manchester Road and Friezland Lane,
Greenfield) is already included in the potential housing land supply as part of the 'other'
category; and

e  Two sites have been discounted at this stage due to their location within the Green Belt.

Discussions with colleagues have also led to the identification of a number of new sites, as well
as a number of sites previously identified within the potential housing land supply now being
discounted and vice versa. These include:

e  Chadderton Mill - previously discounted now identified in the potential housing land supply;

e  Foxdenton Strategic Site - boundary amended to include OPOL 3, which was previously
discounted, in line with the strategic site proposed in the emerging Core Strategy;

° Land at Hawthorn Road, Hollinwood - new site;

° New Barn Road, Fitton Hill - previously discounted now identified in the potential housing
land supply;

° Land at Thorp Road, Royton - previously discounted now identified in the potential housing
land supply;

e  Southlink Business Park, Oldham - previously identified in the potential housing land supply
now discounted;

° Land at Oldham Way, Mumps - previously identified in the potential housing land supply now
discounted,;

e  Cardinal Suite Social Club, Bartlam Place; Oldham - previously identified in the potential
housing land supply now discounted;

e Kickabout area at junction of Horsedge Street and Rock Street, Oldham - previously identified
in the potential housing land supply now discounted;

e  Social Services Training Centre, Rock Street, Oldham - previously identified in the potential
housing land supply now discounted; and

e Land below residential properties on Wallshaw Street, Oldham - previously identified in the
potential housing land supply now discounted.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



Broad locations

6.12

The council still consider it appropriate and justified to identify two broad locations as part of the
potential housing land supply at Alt and Sholver. Further information regarding these broad locations
is provided in Section 9 of this report.

Oldham Strategic Flood Risk Assessment

6.13

6.14

6.15

6.16

6.17

6.18

6.19

Planning Policy Statement 25 (PPS25) on Flooding and its Practice Guidance requires local
authority planners to demonstrate that a risk based, sequential approach has been applied in
preparing development plans, achieved through undertaking the necessary Sequential and
Exception Tests.

At the time of updating the draft SHLAA an Oldham Strategic Flood Risk Assessment (SFRA) was
being prepared, linking in to work done across Greater Manchester (the Greater Manchester Level
1 SFRA) and also the Bury Rochdale and Oldham SFRA (BRO SFRA) (which includes the Beal
Valley).

When allocating sites, including those for residential development, careful consideration will
therefore need to be given to the findings of the Oldham SFRA and the completion of the Sequential
and Exceptions Tests as appropriate.

Given the importance of flood risk in relation to the developability of sites the opportunity has,
however, also been taken to review the draft findings of the Oldham SFRA and to consider their
general implications for sites identified in the SHLAA and the potential housing land supply.

Residential dwellings are defined within PPS25 as being ‘more vulnerable’ whilst caravans and
basement dwellings are defined as being ‘highly vulnerable’. The ‘flood risk vulnerability and flood
risk compatibility’ table in PPS25 shows that ‘more vulnerable’ uses are acceptable in flood zones
1 and 2 and in flood zone 3a where the Exception Test has been passed. Such uses are not
permitted in flood zone 3b. ‘Highly vulnerable’ uses are acceptable in flood zone 1 and in flood
zone 2 where the Exception Test has been passed. ‘Highly vulnerable’ uses are not permitted in
flood zones 3a or 3b.

The draft SHLAA, updated to include changes to the five-year deliverable housing land supply as
at 1 April 2010, was fed into the Oldham SFRA. This has resulted in 899 SHLAA sites being
considered as part of the preparation of the Oldham SFRA and these are shown in the Sequential
Test Site Schedule accompanying the Volume Il report. This list of SHLAA sites included those
within the planning system, new sites identified with potential for residential development and
those sites that have been discounted.

The Sequential Test Site Schedule has been reviewed to identify those SHLAA sites assessed as
part of the Oldham SFRA falling, either in or whole or part, within flood zones 3a and 3b. The vast
majority of SHLAA sites fall within flood zones 1 and 2, however, 1.44% of the sites fall in flood
zone 3a and 4.89% of sites fall in flood zone 3b. Many of the sites identified as falling within flood
zones 3a and 3b are subject to existing planning permission for residential development or have
been discounted at this stage. Tables 2 and 3 show the potential sites identified through the SHLAA
that fall within flood zones 3a and 3b, and the implications of the Oldham SFRA on the developability
of the site.

15
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Table 3 Potential housing sites falling within flood zone 3a

SHLAA Ref No

190

Location

Site at corner of Chapel Land and

Middleton Road

Implications

Retain at present subject to further
investigation regarding flood risk.

Table 4 Potential housing sites falling within flood zone 3b

SHLAA

Ref No

Location

Implications

(9.76% of site within Flood Zone 3b
and 1.39% of site within Flood Zone
3a)

1024 Land to the rear of Saddleworth Site forms part of a mixed-use allocation within the
Business Park (0.13% of site within | UDP (M2). The site is therefore retained within the
Flood Zone 3b and 15.25% of site SHLAA however the area falling within Flood Zone
within Flood Zone 3a) 3b would need to be removed from the developable

area as part of the overall layout. The Exception Test
would also need to be passed as site fall within Flood
Zone 3b.

89 Robert Fletcher, Chew Valley Road | Site is allocated a ‘Major Developed Site in the Green
(0.29% of site within Flood Zone 3b | Belt’ within the UDP and residential element is a very
and 0.44% of site within Flood Zone | small component in line with UDP policy. The site is
3a) therefore retained within the SHLAA however the

area falling within Flood Zone 3b would need to be
removed from the developable area as part of the

overall layout. The Exception Test would also need
to be passed as the site falls within Flood Zone 3b.

1005 P & S Commercials, Mosshey Street, | Retain at present subject to further investigation
Shaw (3.22% of site in Flood Zone 3b) | regarding flood risk.

1006 Sanderson Brothers Commercials, Retain at present subject to further investigation
Mosshey Street, Shaw (1.13% of site | regarding flood risk.
in Flood Zone 3b and 0.58% of site
within Flood Zone 3a)

1014 Ivon Kershaw Land, Mosshey Street, | Retain at present subject to further investigation
Shaw (2.82% of site within Flood Zone | regarding flood risk.
3b and 0.08% of site within Flood Zone
3a)

880 Foxdenton Strategic Site, Chadderton | Proposed as a strategic site within the Core Strategy.

Area at risk of flooding falls within that part of the site
currently designated as OPOL3. The indicative
capacity identified in the SHLAA is based on 15% of
that part of the site currently designated as LRFD,
reflecting the issues around the suitability of the
OPOL3 for residential development. The site is
therefore retained within the SHLAA. Exception Test
would also need to be passed as site fall within Flood
Zone 3b.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010




SHLAA Location Implications

Ref No

196 Nether Hey Farm, Holden Fold Lane, | Retain at present subject to further investigation
Royton (2.40% of site within Flood regarding flood risk.
Zone 3b and 19.42% of site within
Flood Zone 3a).

6.20 The draft findings of the Oldham SFRA indicate that the risk of fluvial flooding is relatively limited,
however, there are issues with regards to other sources of flooding including surface water. The
Oldham SFRA therefore looks at surface water flooding vulnerability and the findings of this are
shown in the Sequential Test Site Schedule. A site falling within Flood Zones 1 and 2 may still be
vulnerable to surface water flooding and may therefore require the need for the Exception Test to
be passed.

6.21 Upon completion of the Oldham SFRA details regarding flood risk will be updated in the SHLAA
database.

Surface Coal Resource Data

6.22 Following comments received on the draft SHLAA from the Coal Authority a criterion has been
added to the SHLAA database regarding whether or not the site falls within a Surface Coal Resource
Area. This information will be completed for all existing and future sites entered within the SHLAA
database.
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7 Methodology

71

7.2

7.3

7.4

7.5

7.6

The draft SHLAA has provided the baseline position for this review and it followed the methodology
set out within the Practice Guidance which advocates a ten stage process (as shown in the diagram
below). Full details of the methodology can found in Appendix B.

Paragraph 29 of the CLG's Practice Guidance states that where a local planning authority has
followed the practice guidance they should not need to justify the methodology used in preparing
its assessment, including at independent examination.

Figure 1 PPS3 Methodology
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Desktop review of existing @ | Determining which sites and areas
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The Assessment {  Regular moniloring
B (==} and updating H
Evidence Base et annualy) g
] I
________________________ 4
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| Informs five year supply :
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Appendix A shows how the core outputs and process checklist set out within the Practice Guidance
have been met through this assessment.

Paragraph 9 of the SHLAA Practice Guidance emphasises that the assessment is not a one-off
study. It states a comprehensive first assessment will generally be required, thereafter, it should
only be necessary to carry out a full re-survey when plans have to be reviewed or some other
change makes it necessary.

Paragraph 17 of the SHLAA Practice Guidance lists the type of information that should be regularly
kept up to date once the assessment has been completed, this includes progress regarding sites
under-construction and with planning permission, new planning applications submitted, progress
regarding moving constraints on development, unforseen constraints that may have emerged and
how the windfall allowance (where justified) is coming forward.

In preparing the SHLAA as at 1 April 2010 the council has therefore updated the baseline position
and reviewed through the potential housing land supply identified in the draft SHLAA through
focusing on the following sources of information:
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7.7

1. The Housing Land Availability Database, which has been assessed to identify new permissions,
starts and completions that have taken place during 2008/09 so as to provide an up to date
five-year deliverable housing land supply which has been incorporated into the SHLAA.

2. The National Land Use Database, which has been assessed to identify new sites that may
have been added to the database during 2008/09 and which may have potential for residential
development.

3. Regeneration masterplans, to ensure that sites identified in the SHLAA from masterplans are
still considered developable for residential development and whether there have been any
changes in circumstances in relation to, for example, density, capacity and phasing
assumptions.

4. Site nominations submitted as part of the draft SHLAA and Preferred Options for the Core
Strategy consultation conducted in Spring 2009.

5. Sub-regional and local Strategic Flood Risk Assessments (SFRA). A Greater Manchester
Level 1 SFRA has been produced on behalf of AGMA and a level two study for Bury, Rochdale
and Oldham (BRO SFRA) is complete. The BRO SFRA looks at the Beal Valley in Oldham.
The Oldham SFRA is being prepared and further details of this piece of work are provided in
Section 7.

6. Transport Modelling Study. Across Greater Manchester a piece of work is currently being
undertaken looking at the implications of development proposed by the ten authorities through
their LDFs on transport within the sub-region. Upon completion of this work the findings will
be fed into the SHLAA as appropriate.

Internal consultation with members of the SHLAA project group (including Housing Strategy,
Development Control, Property Development and Investment, and Area Teams), and other officers
as appropriate, has also taken place to identify sites where there have been changes in
circumstances to particular sites (for example, in relation to density, capacity, phasing and timescale
assumptions).
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8 Review of Assessment

8.1 The findings of the SHLAA as at 1 April 2010 are set out below.
Sites within the Planning System

8.2 This section looks at those sites that are under-construction, with planning permission (outline or
full), subject to a Section 106 agreement and existing UDP housing allocations (both phase 1 and
phase 2). It also includes other sites considered deliverable where planning permission may have
lapsed or where they are awaiting the findings of a legal challenge.

8.3 The summary tables below identify the number of sites by status, the total site area, remaining
capacity (those dwellings outstanding or under-construction) and the timescales for delivery.

8.4 Government guidance requires local planning authorities to be forward looking and forecast
completions during 2009/10 to produce a five-year supply as at 1 April 2010.

8.5 The information below is based on the council’s housing land availability database as at 1 April
2009 but takes into account completions and clearance that are forecast to take place during
2009/10. It is projected that during 2009/10 there will be 362 completions and 104 properties lost
as a result of clearance, providing 258 net additional dwellings. Those sites that form part of the
completions forecast are still shown in the site schedules attached in the appendices however a
null figure has been provided where it means the site will be complete or the future supply from a
site has been adjusted accordingly. Where such adjustments have been made this is highlighted
in the comments column in the site schedule. It is important to note that not all these completions
will come forward as forecast and some may need to be brought back into the five-year deliverable
housing supply as part of a future review.

8.6 With regards to sites within the planning system assumptions have been made on the deliverability
and build-out rates to inform identification of the five-year deliverable housing land supply. Details
of the methodology used to identify the five-year supply can be found in Appendix M. Details of
the council’'s assumptions on build-out rates can be found in Appendix N.

Sites Under-Construction

8.7 Sites under-construction are those that have received planning permission and a material start
has been made on the implementation of that planning permission.

Table 5 Sites under construction

Availability Site Area (hectares) Dwellings Outstanding Number of Sites
flr:(jier-Construction

< 5 years 28.02 682 96

6 to 10 years 0 0 0

11 to 15 years 0 0 0

16 + years 0 0 0

Total 28.02 682 96
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8.8 Table 5 shows that there are 682 dwellings available on 96 sites under construction as at 1 April
2010. All of these sites are considered deliverable within the five-year supply. Whilst the number
of sites is broadly the same the number of dwellings under-construction has fallen since the previous
SHLAA, when there were 1,150 under-construction as at 1 April 2009.

8.9 Included within this figure are a number of sites where construction has currently stalled but which
are still considered deliverable as part of the five-year housing land supply. These sites are listed
below and account for 209 dwellings:

1 Conduit Street, Moorside;

37 & 39 Park Street, Royton;

Land adjacent to 124 Oldham Road;

Land at Birches, near Birches Parade, Holts, OL4 5PZ;

Lumb Mill, Huddersfield Road, Delph;

Site of Cardinal Street Motors, Cardinal Street, Oldham;

The Bank and Northern Carpets buildings, 37-39 and 41-51 Mumps, Oldham

8.10 The site schedule setting out sites under-construction can be found at Appendix E.
Sites with Planning Permission
8.11 This includes all those with extant planning permission, whether that it is in full or outline.

Table 6 Sites with Planning Permission

Availability Site Area (hectares) Capacity Number of Sites

< 5 years 38.73 1937 186 (!
6 to 10 years 18.37 1007 14

11 to 15 years 0 0 0

16 + years 0 0 0
Total 57.10 2,944 200

8.12 Table 6 shows that there are 2,944 dwellings on 200 sites with outline or full planning permission
as at 1 April 2010. 1,937 of these are considered deliverable as part of the five-year supply, whilst
1007 are identified within years 6 to 10. The 186 sites deliverable within the five-year housing land
supply include two large sites that due to the assumptions around build-out rate are split between
the five-year supply and the 6 to 10 years. Dwelling numbers have split accordingly however the
site has been included in the five-year supply category. These sites are Boundary Park, Futherwood
Road, Oldham and land bounded by St. Mary's Way, Egerton St., Horsedale St., Mackintosh Way.

8.13 The total number of dwellings available through sites with planning permission is similar to the
previous SHLAA, however the actual proportion that falls within the five-year supply is considerably
less. This is due to the fact that a number of sites have been removed from the five-year supply

1 This figure includes the Boundary Park planning application, however the build out rate assumptions applied means that
the capacity is split with 200 dwellings to be delivered in the five-year supply and 150 dwellings to be delivered in the
post-five year supply. This area of the site has been divided across the two period.



due to concerns around their deliverability. In addition to those where the capacity has been
apportioned between the five-year supply and years 6 to 10 due to the council’s build-out rate
these include:

53 - 55 King Street, Oldham;

Anchor Mill, Daisy Street, Oldham;

Oldham NHS Trust, Westhulme Avenue, Oldham;

North Bank, Failsworth District Centre, Oldham Road, Failsworth;
Thornham Mill, Oozewood Road, Royton;

Land at Acorn Mill, Mellor Street/ Acorn Street;

169 Union Street, Oldham:;

Bank Mill, Huxley Street, Oldham; and

Hartford Mill, Edward St.

NGO RN~

©

8.14 The site schedule setting out sites with planning permission can be found at Appendix F.
Sites subject to the signing of a Section 106 Agreement

8.15 This includes those with sites where planning committee are minded to grant planning permission
subject to the agreement of a Section 106.

Table 7 Sites subject to a Section 106 Agreement

Availability Site Area (ha) Capacity Number of Sites

<5 years 6.14 275 8
6 to 10 years 1.21 35 4
11 to 15 years 0 0 0
16 + years 0 0 0
Total 7.35 310 12

8.16 Table 7 shows that there were 310 dwellings on 12 sites subject to the agreement of a Section
106, 88.7% of which are considered deliverable as part of the five-year housing land supply.

8.17 The site schedule setting out sites subject to the agreement of a Section 106 can be found at
Appendix G.

Others

8.18 This category includes those sites where planning permission has expired and where planning
permission has been repeatedly granted for unaltered schemes, as well as those that may be
awaiting the findings of a legal challenge, for example.

Table 8 Others

Availability Site Area (ha) Capacity Number of Sites
<5 years 1.72 80 1
6 to 10 years 7.42 369 10

22 Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



Availability Site Area (ha) Capacity Number of Sites

11 to 15 years 3.11 87 22
16 + years 0 0 0
Total 12.25 536 33

8.19 Table 8 shows that there are 33 other sites providing 536 dwellings. Only one of the sites — the
Derker Station Site, providing 80 dwellings — is considered deliverable as part of the five-year
housing land supply. The majority (68.8%) of dwellings are considered developable within years
6 to 10. These include those that fall within the Derker HMR area and which have been subject to
a CPO Inquiry. Whilst at this stage they remain part of post-five-year supply given recent events
regarding the CPO it is likely that they will start to come forward and may form part of the five-year
supply when prepared as part of the next SHLAA review.

8.20 The site schedule setting out other sites can be found at Appendix H.
Housing Allocations

8.21 This includes all those sites allocated within the UDP for phase 1 housing that have not yet been
granted planning permission and Phase 2 housing allocations. Phase 2 housing allocations form
a pool of sites which may be brought forward in the longer term, or may be brought forward in
circumstances where the monitoring processes indicate that there is likely to be a sustained shortfall
in the envisaged Phase 1 supply.

Table 9 Allocations

Availability Site Area (hectares) Capacity Number of Sites
<5 years 8.27 238 10

6 to 10 years 0 0 0

11 to 15 years 0 0 0

16 + years 12.95 448 8

Total 21.22 686 18

8.22 Table 9 shows that there are ten phase 1 housing allocations remaining providing a capacity of
238 dwellings that are considered deliverable as part of the five-year housing land supply. This is
a slight increase on the draft SHLAA due to the fact that planning permission has expired for
residential development on Springhey Mill. These also include sites where parts have been
developed — Sandy Mill, Royton and Rose Mill, Coalshaw Green Road. Table 9 also shows that
there are eight sites allocated for Phase 2 housing providing a capacity of 448 dwellings developable
in the long term as part of potential housing land supply.

8.23 ltis considered appropriate to continue to identify remaining UDP allocations as part of the potential
housing land supply as the UDP remains the current development plan for the borough. Remaining
housing allocations will be reviewed as appropriate as part of the production of the Site Allocations
DPD.

8.24 The site schedule setting out remaining housing allocations can be found at Appendix I.
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Potential Housing Sites

8.25 This section includes those sites have been identified through the SHLAA as having some potential
for residential development in the future but do not have any current planning commitments. They
have been identified through an assessment of the various datasets listed in Table 2, including
the draft 2005Urban Potential Study (UPS), National Land Use Database (NLUD), Derelict,
Underused and Neglected Land Survey (DUN) and the draft Employment Land Review and as a
result of consultation on the draft SHLAA.

Table 10 Potential Housing Sites

Availability Site Area (ha) Capacity Number of Sites
<5 years 0 0 0

6 to 10 years 131 3,078 91

11 to 15 years 52 1,547 45

16 + years 11 317 9

Total 194 4,942 145

8.26 Table 10 shows that there is significant housing potential for 4,942 dwellings on 145 sites. Itis
estimated that these sites will come forward at various stages during the lifetime of the LDF and
beyond.

8.27 The number of dwellings has reduced since the previous SHLAA due to changes that have been
made to capacity, density and phasing assumptions. As part of the review of the SHLAA a number
of sites previously identified as having potential have also now been discounted at this stage. This
include sites within the Oldham Town Centre, such as:

1. The Cardinal Suite Social Club, Bartlam Place, Oldham — now in use as a drug and alcohol
centre;

2. Kickabout area at junction of Horsedge Street and Rock Street, Oldham -no longer available
as to be linked to Lads and Girls club;

3. Social Services Training Centre, Rock Street, Oldham — no longer available for residential
development and recently undergone improvement;

4. Land below residential properties on Wallshaw Street, Oldham — no longer considered suitable
for residential development as forms part of amenity open space for existing residential area;

5. Library, Union Street, Oldham - no longer considered suitable for residential development;
and

6. Land at Oldham Way Mumps and land at Southlink Business Park, Oldham — no longer
considered suitable for residential development due to Metrolink proposals.

8.28 The site schedules setting out the potential housing sites by ward can be found at Appendix J and
maps showing the site locations by ward are provided in Appendix K.
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Discounted sites

8.29 Appendix L sets out sites that have been discounted at this stage as not being appropriate for
residential development. An explanation is provided regarding why they are not considered
appropriate. Sites have been discounted for various reasons including site constraints such as
physical and policy limitations, local character, surrounding uses, developability, where they are
more suited to other uses and location within the Green Belt.

8.30

It should be noted that just because a site appears within the Discounted Site List, at this stage,

this does not preclude suitable sites from coming forward and identified as part of the potential
housing land supply where appropriate. Also future reviews and updates may include sites that
are currently changing circumstances or changes in policy approach.

Summary of Findings

8.31 Table 11 provides a summary of the potential housing land supply. It shows that there is the
potential to accommodate just over 10,000 dwellings on sites within the borough over the next 15

years and beyond.

Table 11 Summary of Potential Housing Land Supply

6to 10

years

11 to 15
years

16 +
years

Sites under construction 682 0 0 0 682
Sites with planning permission 1937 1007 0 0 2944
Sites where committee is minded | 275 35 0 0 310
to approve an application, subject

to S106 being signed

Phase 1 housing sites in UDP 238 0 0 0 238
Phase 2 housing sites in UDP 0 0 448 448
Other sites 80 369 87 0 536
Potential 0 3078 1547 317 4942
Total 3212 4489 1634 765 10100

8.32 Table 12 provides a ward by ward breakdown of the potential housing land supply shown above.

Table 12 Potential Housing Land Supply by Ward

6to10 11to15 16+
Ward Area (ha) < 5years VCELS VCELS VCELS Total
Alexandra 13.38 34 152 40 49 275
Chadderton Central 70.37 236 299 305 40 880
Chadderton North 6.89 16 104 33 0 153
Chadderton South 3.05 93 74 0 0 167
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6 to 10 11to 15 16 +

Ward Area (ha) <5 years years years years Total
Coldhurst 23.32 196 734 128 10 1068
Crompton 0.30 30 1 13 0 44
Failsworth East 8.95 42 226 0 78 346
Failsworth West 6.49 111 224 28 10 373
Hollinwood 11.04 46 143 114 78 381
Medlock Vale 27.97 409 462 145 18 1034
Royton North 9.66 48 102 15 39 204
Royton South 10.13 142 184 56 12 414
Saddleworth North 16.97 310 30 5 19 364
Saddleworth South 14.16 241 55 22 0 318
Saddleworth West &

Lees 10.53 99 24 1 248 372
Shaw 7.99 45 119 124 18 306
St James 26.50 155 604 177 101 1037
St Marys 19.10 338 429 371 0 1138
Waterhead 12.44 185 188 0 45 418
Werneth 20.71 436 315 57 0 808
Total 319.95 3212 4489 1634 765 10100

8.33 The potential housing land supply identified above indicates that there is sufficient to meet the

needs of the borough's housing requirements.

8.34 In terms of carrying out a risk assessment after identifying the potential housing land supply this
has been done throughout the preparation of the SHLAA. The database has been continually
refined, sites have been discounted and capacity/density/phasing assumptions altered in light of
new information regarding their status and circumstances. It can therefore be assumed that at this
point in time and based on the information available to us, that all sites included in the potential

housing land supply should be seen as able to come forward.

8.35 Despite the identification of sufficient potential housing land supply to meet the borough's housing
requirements it has also been considered necessary to identify two broad locations of new housing
development, further details of which are provided below.

Broad Locations

8.36 Broad locations are defined within the Practice Guidance as being ‘areas where housing
development is considered feasible and will be encouraged, but where specific sites cannot yet
be identified'. PPS3 states that where it is not possible to identify specific sites for years 11 to 15,
broad locations for future growth should be indicated.
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8.37 Where broad locations are identified the Practice Guidance states that estimates of housing
potential should be developed having regard to:

e Any evidence underpinning the Regional Spatial Strategy;
e  The nature and scale of potential opportunities within the broad location; and
° Market conditions.

8.38 The draft SHLAA identified two broad locations relating to specific regeneration initiatives for which
draft masterplans have been prepared. The council propose to continue with these two broad
locations within the SHLAA as at 1 April 2010.

Alt Regeneration Area

8.39 The draft masterplan, prepared October 2007, proposes, over the next eight to twelve years, to
develop over 500 new homes for sale, rent and shared ownership. The proposals include the
demolition of around 300 existing properties to create space for new homes and improve access
to new and improved open space.

8.40 Where appropriate specific sites have been identified and indicative capacity /density assumptions
applied. The specific sites that fall within the draft masterplan area account for 165 dwellings. In
order to account for the remaining 385 dwellings that are proposed the wider draft masterplan
area has been identified as a broad location (see Appendix J for plan).

Sholver Regeneration Area

8.41 The draft masterplan, prepared October 2007, proposes, over the next eight to twelve years, to
develop over 700 new homes for sale, rent and shared ownership. The proposals include the
demolition of around 500 existing properties to create space for new homes and improve access
to new and improved open space.

8.42 Where appropriate specific sites have been identified and indicative capacity /density assumptions
applied. The specific sites that fall within the draft masterplan area account for 248 dwellings. In
order to account for the remaining 452 dwellings that are proposed the wider draft masterplan
area has been identified as a broad location (see Appendix J for plan).

8.43 Given the council's aspirations for the regeneration of Alt and Sholver and the timescales associated
within the draft masterplans the SHLAA splits the contribution made to the housing land supply
by these two regeneration areas across years 6 to 10, 11 to 15 and 16+. This approach recognises
that some of the dwellings accounted for within the regeneration areas may come forward earlier
than years 11 to 15 but that there may also be some slippage.

8.44 Inclusion of the Alt and Sholver Regeneration Areas as broad locations increases the potential
housing land supply as follows:

Table 13 Summary of Potential Housing Land Supply including Broad Locations

6to 10
years

< 5 years

Sites under construction

682

11 to 15
years

16 +
years

682

Sites with planning permission

1937

1007

2944
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Source <5years 6to10 11 to 15 16 + Total
years years years

Sites where committee is minded | 275 35 0 0 310

to approve an application, subject

to S106 being signed

Phase 1 housing sites in UDP 238 0 0 0 238

Phase 2 housing sites in UDP 0 0 0 448 448

Other sites 80 369 87 0 536

Potential 0 3078 1547 317 4942

Potential Broad Locations (Altand 0 279 279 279 837

Sholver Regeneration Areas)

Total 3212 4768 1913 1044 10937

Windfalls

8.45 PPS3 clearly states that the supply of land for housing should be based upon specific sites, and
where necessary, broad locations.

8.46 The SHLAA has identified sufficient specific sites within the potential housing land supply. It is
therefore not considered necessary to identify a specific windfall allowance within the SHLAA.

8.47 The council, however, recognise that windfall sites may come forward and propose to set out it's
approach to windfall developments within the LDF as part of the proposed policy on managing the
release of housing land, having regard to national, regional and local policy and evidence.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010




9 Analysis of Findings

Housing Requirements

9.1

9.2

9.3

9.4

9.5

This section looks at the implications of the SHLAA findings compared to the housing requirement
set out in RSS.

RSS sets Oldham’s annual average rate of housing provision (net of clearance) at 289 dwellings.
This equates to a total housing provision of 5,200 dwellings (net of clearance) for the RSS period,
which is 2003-2021.

Local authorities are required to identify sufficient land supply to meet the housing provision set

out within RSS over their plan period. The plan period for Oldham is 2010/11 to 2025/26. Based

on the RSS requirement of 289 dwellings per annum there is therefore a requirement to provide
for 4,624 dwellings (net of clearance) over the LDF period (2010/11 to 2025/26), which is a period
of 16 years.

The RSS housing requirement start from 2003 however, so the LDF also needs to account of
surplus or shortfall in completions between 2003/04 and 2010/11.

Table 14 sets out completions since 2003/04 together with number of dwellings forecasted for
completion during 2009/10.

Table 14 Completions 2003/04-2009/10 (number of dwellings)

Year ‘ Completions (net)

2003-2004 270
2004-2005 135
2005-2006 132
2006-2007 315
2007-2008 399
2008-2009 401
2009-2010 Forecast 258
Total 1,910
Average 273
9.6 Since 2003/04 there have been 1,910 dwellings completions across the borough, including the

forecast for 2009/10. Against an RSS housing requirement of 2,023 for the same period this
represents a shortfall of 113 dwellings.

Clearance

9.7

As a result of regeneration activity across the borough, in particular HMR, there is clearance
proposed, which needs to be taken into account when assessing whether or not there is sufficient
supply to meet the housing requirements set out in RSS, which is, of course, net of clearance
replacement.
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9.8 The UDP assumes clearance at an average of 267 dwellings per annum equating to 4,000 over
the fifteen-year HMR period (2004-2019). The UDP however recognises that in reality the potential
level of clearance within the HMR will vary considerably throughout the lifetime of the HMR initiative.
HMR has now moved away from the levels of clearance projected within the UDP and Table 15
shows the updated clearance projections for the borough.

Table 15 Clearance Projections 2010/11 to 2025/26

Year Clearance Proposed

2010/M11 388
2011/12 320
2012/13 214
2013/14 157
2014/15 157
2015/16 70
2016/17 70
2017/18 60
2018/19 60
2019/20 50
2020/21 50
2021/22 50
2022/23 50
2023/24 50
2024/25 50
2025/26 50
Total 1,846

9.9 The clearance projections for the period 2010/11 to 2014/15 are based on public and private sector
clearance proposed as part of the PF14 schemes in Primrose Bank and Crossley and HMR
schemes in Werneth, Derker, Alt and Sholver. Post 2015/16 clearance is projected to be more
limited hence the fall in the number of demolitions forecast year on year.

9.10 Clearance from 2010/11 to 2025/26 is therefore estimated at 1,846 dwellings, which equals 115
per annum.

9.11 As previously stated, however, it is important to note that clearance is likely to vary during the LDF
plan period and it will need to be kept under continual review.
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Housing Supply

9.12 The borough's housing requirement from 2010/11 to 2025/26 ,taking into account the RSS housing
requirement, past performance and clearance projection, is set out below:.

RSS housing requirement (2010/11 to 2025/26 4,624
Past performance (2003/04 to 2008/09) 113
Clearance projections (up to 2025/26) 1,846
Total housing requirement (2010/11 to 2025/26) 6,583
Annual housing requirement (gross) 411

9.13 The potential housing land supply identified through the SHLAA as at 1 April 2010 contains
significantly more dwellings (10,947) compared to the level of housing provision required across
the borough (6,583). Representing a potential housing land supply of 684 dwellings (gross)
compared to a requirement of 411 dwellings (gross).

9.14 Itis assumed that that there will be a need to ensure there remains a five-year housing land supply
at the end of 2025/26 up to 2030/31, which from 2010/11 equals a period of 21 years, therefore:

° taking into account clearance (up to 2025/26), which is 1,846; and

e  past under performance (from 2003/04 to 2009/10), which is 113 (1,910-2,023)

e the potential housing land supply therefore has the capacity to deliver 428 dwellings per
annum (net) during the period 2010/11 to 2030/31 (10,937-1,959 / 21).

Housing Trajectory
9.15 The Housing Trajectory shown in Figure 2 provides an indication of:

e  The level of development in the borough compared with the housing requirement set out in
RSS;

e  Potential house building over the period 20010/11 to 2030/31 based on the SHLAA as at 1
April 2010 and taking into account projected clearance levels (including the forecasted
completions for 2009/10); and

e  The variance between potential housing building and RSS housing requirements.
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9.16

9.17

The trajectory shows that up to the end of the LDF plan period 2030/31 there is sufficient land with
housing potential to meet and exceed the borough’s housing requirements taking into account
clearance replacement over the same period.

The housing trajectory is supply based and illustrates what could come forward given the sites
available. It shows that the largest proportions of the potential housing land supply fall within the
first five years and the 6 to 10 year period. Distribution through the period is however more even
than in the draft SHLAA, given that a number of sites have been moved into the 11 to 15 year
supply in light of adjustments around phasing assumptions. In reality it is likely that sites may come
forward differently to phased either later or earlier than envisaged.

Five-year Supply

9.18

9.19

9.20

9.21

A key output of the SHLAA is to inform identification of a five-year deliverable rolling supply of
housing land to meet housing requirements as set out in RSS.

In accordance with the requirements set out in PPS3 the five-year supply is comprised of sites
that are considered to be deliverable within the five-year period (such as suitable, available and
achievable).

The baseline is set at 1 April 2010 and takes into account a completions forecast for 2009/10. It
is important to note that whilst completions and demolitions have been forecast for 2009/10 the
same has not been done for new permissions granted during this period, therefore the actual level
of dwellings within the deliverable five-year supply as at 1 April 2010 is likely to be an
under-estimation.

The five-year supply as at 1 April 2010 contains significantly more dwellings (3,212) compared to
the level of housing provision required across the period (2,731). As of 1 April 2010, therefore,
there is a 5.9 year supply of deliverable housing land in the borough.

Brownfield Land

9.22

RSS sets out an indicative target of at least 80% of housing provision to be on brownfield land
and buildings. Table 16 shows the potential housing land supply as at 1 April 2010 by land type.
The information shown in the table is based on the potential housing land supply excluding the
broad locations as the type of land that dwellings identified through the broad locations will be built
on is unknown at this stage.

Table 17 Potential Housing Land Supply by Land Type

Greenfield i

Source

Sites under construction

Brownfield

No

677 S 5 682

Sites with planning
permission

2889 98.1 55 2944

Sites where committee is
minded to approve an
application, subject to
S106 being signed

286 92.3 24 7.7 0 0.0 310
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Brownfield Greenfield

No %

Phase 1 housing sites in

UDP 220 92.4 18 7.6 0 0.0 238
Phase 2 housing sites in

UDP 90 201 358 79.9 0 0.0 448
Other sites 535 99.8 1 0.2 0 0.0 536
Potential 4111 83.2 418 85 413 8.4 4942
Total 8808 87.2 879 8.7 413 41 10100

9.23 Table 16 shows that over 87% of the potential housing land supply (excluding the broad locations)
as at 1 April 2010 is on brownfield land. There is a general presumption that the focus will be on
development of brownfield land within the short to medium term, in particular to support the
borough’s initiatives, including achievement of HMR objectives. This is reflected in that 97.57% of
the five-year supply is on brownfield land. Generally, greenfield sites have been categorised as
coming forward in the medium to long term unless it is considered appropriate to identify such
land in an earlier phase.

Location of SHLAA Sites

9.24 Table 17 shows the percentage of potential housing land supply as at 1 April 2010 in each District
Partnership within the borough.

Table 18 Potential Housing Land Supply by District Partnership

District 6 to 10 1Mto15 16+
Partnership Area (ha)* <5 years years years years Total Total (%

Chadderton 80.32 345 477 1200 10.97
Shaw, Crompton

and Royton 28.08 265 426 208 69 968 8.85
Failsworth and

Hollinwood 26.48 199 593 142 166 1100 10.06
West Oldham 85.37 1075 1791 498 205 3570 32.6
East Oldham 58.04 678 1371 699 297 3045 27.8
Saddleworth and

Lees 41.66 650 109 28 267 1054 9.64
Total 319.95 3212 4767 1913 1044 10937 100

9.25 Over 60% of the potential housing land supply identified within the SHLAA, as at 1 April 2010, is
in West and East Oldham. This reflects that much of this area falls within the HMR Pathfinder area
and includes many of the regeneration initiatives including Alt, Sholver, Werneth, Derker, and
Hathershaw and Fitton Hill, as well as those in Oldham Town Centre. The potential housing land
supply within other areas of the borough are fairly evenly spread out.
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Issues

9.26

9.27

9.28

9.29

9.30

9.31

9.32

The SHLAA identifies significant potential for housing land within the urban area of the borough,
reflecting the regeneration priorities of the borough and reinforcing the approach of not releasing
land within the Green Belt. Notwithstanding this sites identified within the SHLAA may come forward
for alternative uses as the identification of a site for housing within the SHLAA does not necessarily
mean it will be granted planning permission or allocated for housing nor does it preclude a site
from being developed for alternative uses.

The SHLAA identifies sites that have potential for housing with the indicative capacity and densities
based on assumptions in line with the current UDP policy where appropriate. It will however be
important that we deliver the right type and mix of properties. Linking the SHLAA within the Greater
Manchester SHMA, Oldham's HNDS and other local research will therefore be critical to ensure
that what is delivered meets Oldham's housing needs and demands.

In terms of geography, approximately 60% of the potential housing land supply are located within
East and West Oldham which includes Werneth, Derker, Alt, Sholver, Hathershaw, Fitton Hill and
Oldham Town Centre. The remaining areas of the borough account for similar proportions of
potential housing sites (9% to 11%). This distribution should help support the regeneration
initiatives, however it does not reflect the existing population patterns (for example around 40%
of Oldham’s current population live in East & West Oldham).

Employment sites (vacant or in use) represent approximately 33.8% of the potential housing land
supply identified in the SHLAA. Employment sites identified within the potential housing land supply
have been included in response to masterplans, local knowledge regarding potential change of
use, a consultation submission or where a site would appear to be incompatible with surrounding
uses. Of course whilst these sites are identified as having potential they may also come forward
for other uses or be retained for employment. It will be important to consider the findings of the
SHLAA alongside the council’s emerging Employment Land Review.

If the employment sites outside the planning system (i.e. those without planning permission, not
subject to a section 106 or allocated for housing in the UDP) failed to come forward the potential
housing land supply would reduce to 8,799 dwellings, providing the capacity to deliver 326
dwellings per annum (net) during the period 2010/11 to 2030/31. This would exceed the housing
requirement set out in RSS, but offers reduced flexibility in terms of the ability to respond to change
in circumstances.

The SHLAA has identified sufficient specific sites within the potential housing land supply to meet
our RSS housing requirement. It is therefore not considered necessary to identify a specific windfall
allowance within the SHLAA, although it is acknowledged that windfall sites may continue to come
forward, particularly in relation to small sites. The council will set out it's approach to windfall
developments within the emerging Core Strategy as part of the proposed policy direction on
managing the release of housing land, having regard to national, regional and local policy and
evidence.

Regular monitoring of the potential housing land supply will be critical to assess how sites identified
within the SHLAA are taken forward and developed, particularly in light of current market conditions.
This will also be important to ensure that the right type and mix of housing is being delivered to
meet the needs of Oldham and to understand how the recent changes in the housing market
impact on the development and delivery of sites.
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10 Conclusion

10.1

10.2

10.3

10.4

10.5

10.6

10.7

The SHLAA identifies the potential housing land supply in Oldham as of 1 April 2010 up to the end
of the LDF plan period (2025/26) and beyond. The SHLAA will form an important part of the
evidence base for preparation of the LDF, including the Core Strategy and Site Allocations DPD'’s.

The SHLAA has been carried out in accordance with the CLG Practice Guidance. The council has
engaged with key stakeholders during the preparation of the SHLAA, in particular on the draft
methodology, through the Call for Sites exercise where sites put forward as having potential for
housing were fed into the SHLAA and engagement with ward councillors. Publication of the draft
SHLAA in March 2009 for comment has provided a further opportunity for stakeholders to become
involved in the assessment and comments received have been considered as part of this review
(see Appendix C).

Sites contained within the SHLAA are derived from a number of sources including the council’s
Housing Land Availability Database, the draft 2005 Urban Potential Study and masterplans that
have been prepared for particular areas within the Borough. In line with Practice Guidance and
using officers professional and local knowledge assumptions have been applied to sites as
appropriate, including the phasing of sites and when they are likely to come forward.

Details of all sites contained within the SHLAA together with site boundaries are contained within
the council’s SHLAA database and related GIS dataset.

The SHLAA represents a 'living' document and the information contained within it shall be reviewed
and revised regularly as sites come forward for development to ensure a five-year rolling supply
of deliverable housing land, or as circumstances change on individual sites. Stakeholders will
continue to be able to submit comments on the SHLAA and these will be considered as part of
future SHLAA reviews. The review of the SHLAA will form an important part of the council’s Annual
Monitoring Report in future years.

It is important to note that whilst sites may have been identified as having housing potential within
the SHLAA planning applications for residential development will continue to be treated on their
planning merits in accordance within the development plan and other material planning
considerations. The identification of a site within the SHLAA does not mean that planning permission
of residential development will be granted or that it will be allocated for residential development
within the LDF.

The SHLAA, as at 1 April 2010, identifies sufficient potential housing land supply (10,937) to deliver
428 dwellings per annum (net) during the period 2010/11 to 2030/31. Over 87% of the potential
housing land supply identified within the SHLAA is on brownfield land.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



11 Appendix A - Core Outputs and Process Checklist

Table 19 CLG Core Outputs

CLG's Core Outputs Oldham's SHLAA

A list of sites, cross- referenced to maps showing
locations and boundaries of specific sites (and
showing broad locations, where necessary).

appendices to this report. All sites have a unique site reference
number and have been digitised within GIS. An electronic
version of all sites maps and site information is available.

A list of sites contained within the SHLAA can be found in the

Assessment of the deliverability / developability of
each identified site (i.e in terms of its suitability,
availability and achievability) to determine when
an identified site is realistically expected to be
developed.

Each site has been assessed in terms of their suitability,
availability and achievability in order to identify whether or not
sites are deliverable or developable. All site information is
contained within the SHLAA database.

Potential quantity of housing that could be
delivered on each identified site or within each
broad location (where necessary) or on windfall
sites.

The potential quantity of housing that could be delivered on
each site has been identified based on the density
requirements set out within the UDP and an assessment of
site characteristics and local context where appropriate.

Constraints on the delivery of identified sites.

Where appropriate constraints have been identified including
highway, environmental health, physical and policy limitations.

Recommendations on how these constraints could
be overcome and when.

Where appropriate recommendations have been made on
how these constraints could be overcome.

Table 20 CLG Process Checklist

CLG's Process Checklist ‘ Oldham's SHLAA

The survey and assessment should involve key
stakeholders including house builders, social
landlords, local property agents and local
communities. Other relevant agencies may include
the Housing Corporation and English
Partnerships.

Key stakeholders were invited to comments on the draft SHLAA
methodology and also to put forward sites with potential for
housing through the Call for Sites exercise. Workshops were
held with ward councillors to discuss the sites identified and
inform the findings of the draft SHLAA. Stakeholders were
invited to comment on the draft SHLAA findings in March 2009
(see Appendix C) and these have been fed into a review of the
SHLAA as at 1 April 2010. There will also be further
opportunities to comment on SHLAA as part of future reviews.

The methods, assumptions, judgements and
findings should be discussed and agreed upon
throughout the process in an open and
transparent way, and explained in the assessment
report. The report should include an explanation
why particular sites have been excluded from the
assessment.

A SHLAA project group was established to oversee the
assessment. The report sets out the methodology, assumptions,
judgements and findings in an open and transparent manner
providing an opportunity for stakeholders to comment. Appendix
L sets out which sites have been excluded from the assessment
and why.
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12 Appendix B - Methodology

Stage 1 - Planning the Assessment

121

12.2

12.3

12.4

12.5

12.6

12.7

The SHLAA was carried out by council officers as it was considered that sufficient expertise existed
within the council to identify potential housing sites through the use of existing databases and local
knowledge.

A SHLAA Project Group was established to assist in the preparation and management of the
assessment. The Project Group included representatives from relevant council directorates,
including Strategic Planning and Information, Area Teams, Housing Strategy, Housing
Implementation, Property Development and Investment, Environmental Health, Development
Control and HMR.

The Project Group has informed:

Preparation of the methodology;

Identification of sites for survey;

Process for, and the undertaking of, survey work;

Agreeing housing potential of sites;

Assessing the deliverability and developability of sites including any constraints; and
Reviewing the assessment.

The Practice Guidance states that assessments should preferably be carried out at sub-regional
level, for separate housing market areas by housing market partnerships where established. The
Practice Guidance does, however, recognise that there may be reasons why an assessment
cannot be prepared for the whole housing market area. Where this is the case the assessment
should be capable for aggregation up to housing market level at a later date.

Districts across Greater Manchester discussed the possibility of carrying out the SHLAA with other
local authorities in both the Greater Manchester sub-region and those within the same HMA.
However, it was felt that it would not be appropriate to do a Greater Manchester wide SHLAA as
districts needed to respond to varying timescales regarding LDF preparation. It was therefore
agreed that rather than conducting SHLAA's at a sub-regional level, AGMA would collate information
from each district relating to methodologies, timescales, stakeholder involvement etc to ensure
consistency across the districts.

Therefore, whilst Oldham’s SHLAA is an assessment of potential sites within its own boundaries,
the results can be shared to help determine the implications for the sub-region and the four housing
market areas within it.

The Practice Guidance also states that key stakeholders should be involved at the outset of the
assessment, so that they can help shape the approach to be taken. They should also be involved
in updating the assessment from time to time. The council is keen to ensure that the SHLAA is
carried out in partnership with a range of stakeholders, to help ensure that the direction and content
of the SHLAA is robust. Accordingly a range of potential stakeholders were invited to comment
on the draft brief. These included developers operating within the Borough, government departments
(including GONW and NWRA (now 4NW)), key organisations (including HBF and English
Partnerships (now Homes and Communities Agency)), neighbouring local authorities and also
registered social landlords. A full list of those invited to comment on the draft SHLAA methodology
can be found in Appendix B. In the absence of a housing market partnership the Oldham Local
Housing Board was engaged and invited to comment on the draft SHLAA methodology.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



12.8

12.9

The council received six responses on the draft methodology and details of the comments received
can be found in Appendix C. The comments were considered by the SHLAA Project Group and
the methodology was amended as appropriate.

In addition to commenting on the draft methodology, stakeholders were invited to identify potential
housing sites as part of a Call for Sites exercise undertaken to inform preparation of the Site
Allocations DPD. This exercise was carried out from March to April 2008. Letters were sent to all
those on the LDF Mailing List, details were published on the council’'s website and made available
atlocal libraries. A form was available for stakeholders, including members of the public, to provide
relevant information needed to allow the council to assess sites being suggested. All sites that
were suggested as having potential for housing, mixed-use and where they were not specific
regarding the future use were assessed within the SHLAA. A total of 135 sites were put forward
as having potential for housing and were fed into the SHLAA. As part of the Call for Sites
consultation respondents were able to give their views on the availability and deliverability of sites
being put forward and these have also been fed into the SHLAA process. A separate report detailing
the Call for Sites consultation will be prepared and published on the council's website in due course.

12.10All ward councillors also had the opportunity, through a series of workshops, to comment on the

sites contained within the draft SHLAA.

12.11 Further consultation on the findings contained within this Report will help to scrutinise the

assumptions and results of the SHLAA and help to get general consensus from appropriate
stakeholders on these findings. This will help to ensure that the SHLAA is of sufficient quality to
form an essential part of the evidence based for the LDF.

Stage 2 - Determining which sources of sites will be included in the assessment

12.12In line with the Practice Guidance, the draft SHLAA includes an assessment of sites that have

potential for housing currently in the planning process. These sites were derived from the following
sources:

Sites under-construction;

Sites with planning permission (full and outline);

Sites granted planning permission subject to an outstanding section 106 agreement;

Sites allocated for housing (phase 1 and phase 2) that do not benefit from extant planning

consent;

e  Others (including sites that have benefited from planning permission previously but where
the permission has lapsed);

° Planning application refusals and withdrawals;

e  Sites and/or areas identified as having potential for residential development (wholly or as part
of a mixed-use scheme) in approved development briefs and masterplans (approved and in
preparation); and

° Land allocated (or with permission) for employment or other land uses which may no longer

be required.

12.13In addition, the SHLAA includes an assessment of other sites that are not currently within the

planning process but where there may be potential for residential development:

Vacant and derelict land and buildings (excluding individual empty residential properties);
Surplus public sector land;

Land in non-residential use which may be suitable for residential development;
Additional housing opportunities in established residential areas;
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° Large scale redevelopment and re-design of existing residential areas;
e  Sites in rural settlements and rural exception sites; and
e  Urban extensions.

12.14The SHLAA has assessed the possibility of urban extensions through including land designated
as Other Protected Open Land (OPOL) and Land Reserved for Future Development (LRFD) within
the assessment. The assessment has not, however, considered new free-standing settlements
within the borough, given the Green Belt boundary that exists and the particular geography
associated with large parts of the borough.

12.15The Practice Guidance states that particular types of land may be excluded from the assessment
but that the scope of the assessment should not be narrowed down by existing policies designed
to constrain development. This is so that the local planning authority is in the best position when
it comes to decide its strategy for delivering it housing objectives. It was agreed by the SHLAA
Project Group that the following types of sites should be excluded from the assessment:

e Land within the Green Belt — RSS states that a strategic review of the GM Green Belt should
not take place until at least 2011 and after then there is a general presumption against change.

e Land subject to nature conservation designations (such as Sites of Special Scientific Interest
(SSSI), Special Protection Areas (SPA’s), Special Area of Conservation (SAC), Sites of
Biological Importance (SBI) and Local Nature Reserves (LNR).

12.16Nevertheless sites put forward through the Call for Sites consultation that fall within the Green Belt
and/or subject to nature conservation designations have been fed into the SHLAA.

Stage 3 - Desktop review of existing information

12.17The assessment has drawn upon a comprehensive range of sources that either already had been
produced or are currently being undertaken to support preparation of the LDF. This included a
range of databases and GIS datasets that contain important information that has helped to assess
the deliverability and developability of sites.

12.18A review of information held by the council has also been used to identify potential constraints to
development. Such sources have included information held by Development Control (conservation
areas, tree preservation orders, listed buildings etc), Environmental Health (contaminated land,
noise, proximity to landfill sites etc) and Strategic Planning (public transport accessibility, access
to local services, current UDP designations etc). Consultation on the draft findings will also provide
an opportunity for key organisations (such as Environment Agency, United Ultilities and Highways
Agency) to provide information on constraints as appropriate.

12.19Information collected as part of the desk-top review has been added to the SHLAA database.

12.20Table 2 provides a description of the various sources used.

Table 21 Information Sources

Source Description
Housing Land Availability The database contains information relating to sites
Database under-construction, with planning permission (full, outline and

where they are subject to the agreement of a section 106) and
remaining UDP housing allocations. It records details on starts
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Source Description

and completions (data obtained from Building Control/NHBC),

including information on the number of units under construction
and how many units have yet to be commenced.

Acolaid Database

This is the database that the Council uses to retain the
information relating to all planning applications. Most of the
details regarding residential developments granted planning
permission can be found in the Housing Land Availability
Database.

Masterplans and site specific
development briefs

There are a number of masterplans completed or currently being
prepared that look to regenerate and redevelop particular areas
within the Borough:

e  West End Masterplan (finalised)

Mumps Masterplan (finalised)

Hollinwood Junction Masterplan (finalised)

Chadderton Technology Park (finalised)

Hathershaw and Fitton Hill NDC Masterplan (finalised)
Werneth and Derker Phase 1 HMR Masterplans (finalised)
Alt and Sholver Masterplans (draft)

Local Town Centre Masterplans (in preparation)

Oldham Metropolitan Borough
Unitary Development Plan (UDP),
July 2006

Remaining allocations for development (i.e. Residential,
employment (see Employment Land Review below), retail, open
space (see Open Space Audit below) and education facilities)
will be included in the SHLAA.

Employment Land Review

The Employment Land Review was assessed to identify whether
there are any sites with potential for residential development
that could be considered as part of the SHLAA.

PEZ Survey

The Primary Employment Zone Survey was assessed to identify
whether there are any sites suitable for residential development
that could be considered as part of the SHLAA.

Open Space, Sport and Recreation
Audit and Needs Assessment

This is a comprehensive review of open space, sport and
recreation provision within the Borough. This audit information
has recently been reviewed and updated. The audit will help
to identify open space, sport and recreation sites that are of
poor quality and which could potentially be released, partially
or wholly, for alternative uses. Those sites identified as being
of very poor and poor quality have been considered as part of
the SHLAA to identify whether there are any with potential for
residential development.

Draft Urban Potential Study 2005

This was a comprehensive assessment of potential housing
sites that was carried out in line with the North West Regional
Assembly’s methodology (2003). Information collected for this
piece of work will form an important source of information for
the SHLAA.
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Source Description

Empty Property Register

The council’'s Empty Property Register was assessed to identify

vacant buildings that may have potential for residential
development. The Register however includes details of
individual vacant properties and the assessment does not include
individual dwellings that may have been identified for demolition
unless they form part of a wider programme therefore properties
due for clearance have tended to be identified through the
masterplans.

English House Condition Survey

The English House Condition Survey is managed by CLG and
looks at living conditions, linking into the Decent Homes agenda.
The survey was assessed to identify how this can inform
preparation of the SHLAA.

National Land Use Database

The National Land Use Database provides an inventory of the
national stock of vacant and/or derelict land and buildings and
land and building in use either with planning consent/allocated
or potential for redevelopment. It is held by HCA and local
authorities are expected to update their information for NLUD
on annual basis. Much of the information that is contained within
the NLUD database derives from other datasets held by the
Council, including the Housing Land Database and Employment
Land Database. NLUD was assessed to identify whether there
are any sites suitable for residential development that would be
considered as part of the SHLAA. The SHLAA will also provide
an opportunity to update NLUD.

Register of Surplus Public Sector
Land

HCA maintains the Register of Surplus Public Sector Land on
behalf of the CLG. It provides information on the available
national supply of surplus land and helps to ensure that wider
government objectives, including housing needs and regional
economic and housing strategies, are factored into land disposal
decisions. The register was assessed to identify land that may
have potential for housing in the Borough.

Valuation Office database

The Valuation Office database was be assessed to identify how
this can inform preparation of the SHLAA.

Derelict, Underused and Neglected
Land Survey (2005)

The Survey was assessed to identify whether there are any
sites suitable for residential development that would be
considered as part of the SHLAA.

Asset Management Information

This was used to identify whether there any Council assets (i.e.
land and buildings) that are surplus to requirements and which
may have potential for residential development.

Ordnance Survey maps

The council has access to ordnance survey maps of the
Borough. An assessment was undertaken of ordnance survey
maps by members of the SHLAA Project Group to identify any
additional sites with potential for housing, based on local
knowledge.
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Source Description

Aerial photography The council has access to aerial photography of the Borough
and this was used where appropriate to support the assessment
of sites with potential for housing.

Call for Sites Survey As part of the preparation of the Sites Allocations Development
Plan Document the council undertook a ‘Call for Sites’ Survey
during March and April 2008. This invited suggestions for sites
for development (including housing) or sites for protection. Sites
put forward for housing have been considered as part of the
SHLAA.

12.211n the first instance the following data sources were combined into the SHLAA database:

Housing Land Availability Database (HLA)

Derelict, Underused and Neglected Land Database (DUN);
National Land Use Database (NLUD); and

The 2005 draft Urban Potential Study (UPS).

12.22From this baseline position an assessment of the other data sources listed in Table 2 was
undertaken to identify additional potential sites for housing.

12.23Details of all sites have been inputted into the SHLAA database and site boundaries have also
been drawn in GIS and linked to the SHLAA database via a site referencing system.

12.24The site survey was also used as an opportunity to identify additional sites with the potential for
housing not already identified by the desktop review.

12.25The considerable amount of information contained within these datasets has helped to ensure a
comprehensive assessment of potential sites for residential development.

Stage 4 - Determining which sites and areas will be surveyed

12.26 The Practice Guidance states that, as a minimum, all sites identified by the desk-top review should
be visited in order to get an up to date view on development progress and to identify constraints
to development. The council has therefore visited all sites identified, aside from those sites where
residential development is under-construction or where they are located within the Green Belt.

12.27The SHLAA covered the following geographic areas:

° Land within the existing built-up area including Saddleworth Villages;
° Land identified in the UDP as Land Reserved for Future Development; and
e Land identified in the UDP as Other Protected Open Land.

12.28 These geographical areas reflect the spatial options set out within the Issues and Options report
for the Core Strategy, which range from focussing on regeneration areas to looking at the potential
release of safeguarded land for development.

12.29Within this geographical coverage the following site thresholds were applied for the site survey:
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° All sites identified were surveyed, irrespective of site area, within the HVIR area, or in Local
Town Centres or public transport corridors outside the HMR area; and
e  Sites above 0.25ha were surveyed elsewhere in the Borough.

12.30All sites currently identified through the HLA Database were included within the assessment
irrespective of site threshold as these, in the most part, form the council's five-year deliverable
housing land supply.

Stage 5 - Carrying out the survey

12.31All those involved in the site surveys were briefed to ensure that they followed consistent practice
in recording information and identifying new sites. A proforma to record site survey details was
prepared and agreed upon by the SHLAA Project Group (see Appendix D for an example). A
photographic record of every site was also taken.

12.32The site survey work was undertaken using internal resources and was undertaken by members
of the Strategic Planning and Information section with assistance from the Area Teams, Property
Development and Investment, and Development Control. Survey work was quality checked by a
representative from the SHLAA Project Group and this was also assessed against other evidence
held by the council as well as local knowledge of the SHLAA Project Group members and ward
councillors.

Stage 6 - Estimating the housing potential of each site

12.33The estimation of housing potential for each site identified in the SHLAA was guided by the council’s
existing planning policy on housing densities, which is still felt to be applicable and in line with
guidance set out in PPS3.

12.34The density requirements applied were as follows:

e Alldevelopments will need to achieve between 30 and 50 dwellings per hectare as a minimum.

° In areas that have 800d accessibility Mo public transport and are within 400m of at least
two basic services ), the council’s minimum net density standard for residential development
is 40 dwellings per hectare.

° In areas that have very good accessibility to public transport options, are within 400m of at
least two basic services, or are within Town and District Centres the Council’s minimum net
density standard for residential development is 50 dwellings per hectare.

12.35Generally these density requirements have been applied however in some instances there may
be particular circumstances that mean the specified minimum density should either be exceeded
or not achieved. Where this is the case consideration has been given to the following factors, in
accordance with UDP policy H1.4:

The character of the surrounding area;

The need to create mixed communities;

The need to meet identified housing needs;

The shape, topography and setting of the site;

The existence of natural features and areas of nature conservation value;

1 See section paragraph 6.52 for information on levels of accessibility
2 See section paragraph 6.54 for information on access to services
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° Likely traffic generation; and
e  The location of the site in relation to public transport options and basic services.

12.36 Where the minimum density requirements set out above are not appropriate consideration has
also been given to the density and capacity achieved in similar schemes and sites where planning
permission for residential development has been granted (such as conversion or locations within
Oldham Town Centre where particularly high densities may be suitable) and proposals contained
within relevant masterplans.

Stage 7 - Assessing when and whether sites are likely to be developed

12.37 The SHLAA has assessed the suitability, availability and achievability of identified sites to determine
if overall they can be considered deliverable, developable, or neither (therefore not currently
developable).

12.38 The Practice Guidance defines deliverable and developable as being:

Table 22 Assessing deliverability and developability

Deliverable A site is available now, offers a suitable location for housing
development now and there is a reasonable prospect that housing
will be delivered on the site within five years from the date of
adoption of the plan.

Developable A site should be in a suitable location for housing development,
and there should be a reasonable prospect that it will be available
for housing and could be developed at a specific point in time.

12.39The Practice Guidance states that where it is unknown when a site could be developed, which
may be due to specific constraints to development, then it is regarded as not currently developed.
A schedule of sites discounted through the SHLAA process can be found in Appendix L.

12.40As part of the preparation of the SHLAA all ward councillors were invited to a series of workshops,
through which information was gathered based on their local knowledge on the suitability,
achievability and availability of sites. Through consultation with ward councillors new sites were
also identified and these were assessed as part of the SHLAA.

12.41Following on from consultation with ward councillors the sites were finally reviewed by members
of the SHLAA project group to agree if they were deliverable or developable and therefore taken
forward within the SHLAA or whether they should be discounted.

Stage 7a: Assessing suitability for housing

12.42The Practice Guidance states that ‘a site is suitable for housing development if it offers a suitable
location for development and would contribute to the creation of sustainable, mixed communities’.

12.43Sites currently allocated for housing or that have planning permission for housing have been
considered suitable unless there have been any changes in circumstances that would affect their
suitability.

12.441n relation to potential housing sites consideration was given to the factors set out below in order
to identify their suitability for residential development. Details have been recorded within the SHLAA
database. At this stage it should be noted that the assessment of sites has been based on the

45



46

longer-term suitability of sites coming forward. So sites that may not be suitable under current
policy (e.g. due to the restricted release of greenfield sites) may have been identified as being
suitable over the longer period.

Policy restrictions

12.45An assessment was made of existing UDP planning policy (such those relating to existing
employment sites or recreational open space) and Acolaid to identify conservation areas, listed
building status, tree preservation orders and nature designations.

Physical limitations

12.46 Through survey work and consultation with Transportation and Environmental Health where
appropriate, an assessment was made of:

Topographical constraints, ecological and landscape features;

Highway and infrastructure;

Flood risk; and

Environmental Health issues (such as bad neighbour uses - hazardous risks, bad neighbour
uses, noise pollution).

Potential impacts

12.47Through survey work and local knowledge of officers and ward councillors an assessment was
made of the potential effects on landscape features, conservation areas and local infrastructure,
where appropriate.

Environmental conditions

12.48 Through survey work and consultation with Environmental Health consideration was given to the
potential environmental conditions that would be experienced by prospective residents (such as
proximity to main roads and industrial/commercial premises).

Public transport accessibility

12.49The SHLAA has utilised the UDP classification shown in the figure below to assess the public
transport accessibility of potential housing sites. This information is managed and updated by the
Strategic Planning and Information Section.

Table 23 Accessibility definitions

Very good accessibility Sites within 400m of a frequent bus route[1], including but not
limited to Quality Bus Corridors, AND 800m of a rail station or
future Metrolink stop, thus offering a choice of modes.

Good accessibility Sites within 400m of a frequent bus route (as above) OR 800m
of a rail station or future Metrolink stop.

Satisfactory accessibility Sites within 400m of a bus route with a service, or a
combination of services, running at a frequency of two per
hour daytime Monday to Saturday.

Basic accessibility Sites within 400m of a bus route with a service, or a

combination of services, running daytime Monday to Saturday.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010



Access to Services

12.50Basic services are defined in the UDP's glossary as primary/junior schools, post offices, food
shops, supermarkets, GP's surgeries and pharmacies. The Strategic Planning and Information
team however also hold information on GIS relating to key services which is used for monitoring
purposes and regularly updated. It is this information that has been used to assess the accessibility
of sites to services. Each site has therefore been assessed to identify whether or not they are
within 400m of five key services — employment centre, primary school, secondary school, GP
surgery/health centre, hospital and shopping centre.

12.51Where information relating to issues identified above was provided through the Call for Sites
consultation on sites with potential for housing this was added to the SHLAA database.

Stage 7b: Assessing availability for housing

12.521In accordance with the Practice Guidance when assessing the availability of sites for housing, the
council has assessed land ownership constraints that may be associated with bringing sites forward.
This has included whether there are any obvious legal or ownership problems such as ransom
strips, multiple ownership issues, tenancies or operational requirements. It should be noted that
the council has not identified the ownership of every site within the SHLAA as this was considered
too costly, particularly as such information can quickly become out of date, however existing
information contained within the masterplans and local knowledge has been utilised.

12.53Where sites have been put forward by or on behalf of the owners as part of the Call for Sites
consultation these have been considered available.

Stage 7c: Assessing achievability for housing

12.541n assessing achievability the Council has sought to identify whether there is a reasonable prospect
that the site could be delivered within a certain time through assessing the factors below.

Market factors

12.55In consultation with the Property Development and Investment team, where appropriate,
consideration has been given to the economic viability of existing, proposed and alternative uses
in order to provide a general view regarding the achievability of a site for housing. Through this
process consideration has been given, where available, to land values, attractiveness of locality,
level of potential market demand and projected rate of sales.

Cost factors

12.56Information has been collected where available in relation to site preparation costs relating to
physical constraints (such as access improvements that may be required), Section 106
requirements, funding and investment opportunities.

Delivery factors
12.57 Information has been collected where available on phasing arrangements and delivery rates.

12.58 Sites have not been assessed using a residual valuation model. Instead consultation has been
undertaken with the Property Development and Investment team, where appropriate, relevant
masterplans have been assessed and local knowledge utilised in order to determine whether or
not residential development is achievable.
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12.59Where potential housing sites have been put forward as part of the Call for Sites consultation these
have been considered achievable in line with the respondents comments.

12.60Taking into account their suitability, availability and achievability sites have been categorised into
the following timescales:

Short term (0-5 years);

Medium term (6 to 10 years);

Medium to long term (11 to 15 years); and
Long term (16 plus years).

12.61There is a general presumption that the focus will be on brownfield land within the short to medium
term, in particular to support the achievement of HMR objectives. Generally greenfield sites have
therefore been categorised as coming forward in the medium to long term.

Stage 7d: Overcoming constraints

12.62Where constraints such as access, environmental health or multiple ownerships have been identified
through the assessment these are identified.

12.63During the production of the SHLAA there has not been a shortage of sites considered deliverable
and developable. As the SHLAA is reviewed any constraints may need to be dealt with and
overcome if there appears to be insufficient sites identified in future assessments to meet the
borough's housing requirements.

Oldham's Strategic Housing Land Availability Assessment as at 1 April 2010
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