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From: Michael Parham 
Sent: 27 March 2026 14:34
To: SPI Consultations
Cc: Brian O'Connor
Subject: Oldham Local Plan Representations [LICH-DMS.FID4031811]
Attachments: 72098_01 TW Oldham Local Plan Reg 19 Reps v2 27.03.26.pdf; 

Representation_Form_Amended_for_extended_consultation_period_FINAL TW.pdf

Good afternoon, 

On behalf of Taylor Wimpey UK, please see the attached representations on the draft Oldham Local Plan 
Publication Plan and the accompanying consultation form.  

Please do not hesitate to get in touch if you have any queries. 

Kind regards,  

Michael Parham  
Senior Planner 
Lichfields, Ship Canal House, 98 King Street, Manchester M2 4WU 

Lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not 
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If 
you receive this communication in error please advise us by telephone as soon as possible. 
Nathaniel Lichfield & Partners Limited (trading as "Lichfields") is registered in England, no. 2778116, registered office at The Minster 
Building, 21 Mincing Lane, London EC3R 7AG. 
  

033 Michael Parham - on behalf 
of Taylor Wimpey UK
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Oldham Local Plan 

Publication Plan Stage Representation Form 

Ref: 

(For official use 

only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, Spindles

Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation platform at 

https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to the 

Secretary of State for consideration by the Planning Inspector(s) as part of the Examination in Public. 

Comments and names will be published. Full details of how your information will be shared can be found 

in the Strategic Planning and Information Privacy Notice which can be found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 

1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 

Title      Mr 

   

First Name     Michael   

   

Last Name     Parham  

   

Job Title       Senior Planner 
(where relevant)  

Organisation   Taylor Wimpey UK    Lichfields 
(where relevant)  

Address Line 1     
Ship Canal House, 98 King Street, Manchester   
 

   

Line 2       

   

Line 3       

   

Line 4       

   

Post Code      M2 4WU 

   

Telephone Number       

   

E-mail Address       
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 

 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy  Policies Map  

 
4. Do you consider the Local Plan is: 

 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 

 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 

See accompanying Letter  
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 

 
See accompanying letter  
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

 
After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 
 

7. If your representation is seeking a modification to the plan, do you consider it necessary to 
participate in examination hearing session(s)? 

 

  
No, I do not wish to  
participate in  
hearing session(s) 

x 
Yes, I wish to participate 
in  
hearing session(s) 

 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  
 
8.  If you wish to participate in the hearing session(s), please outline why you consider this to 
be necessary: 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 
 
9. Finally, please tick whether you wish to be notified of any of the following: 
 

 x Submission of the Oldham Local Plan: Publication Plan for independent examination. 

 x Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

 x The Adoption of the Oldham Local Plan. 
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supply and mix of sites to meet or exceed the housing requirement for the local area.  The key to 

ensuring the Government’s targets for housing growth will be ensuring that residential development can 

come forward in sustainable locations and development plans providing additional policies must plan 

positively in order to offer clarity for developers and decision makers, to avoid any unnecessary delays 

that will stifle the delivery of homes.  

It is a statutory requirement that every development plan document must be submitted for independent 

examination to assess whether it is “sound”, as well as whether other statutory requirements have been 

satisfied (s.20(5) of the 2004 Act).  By s.19 of the 2004 Act, in preparing a development plan document 

a local planning authority must have regard to a number of matters including national policies and 

advice contained in guidance issued by the Secretary of State.  Such guidance currently exists in the 

form of the NPPF.  

There is no statutory definition of ‘soundness’, however, paragraph 35 of the NPPF states that to be 

considered sound, a Local Plan should be:  

a Positively prepared – providing a strategy which, as a minimum, seeks to meet the area’s 

objectively assessed needs; and is informed by agreements with other authorities, so that 

unmet need from neighbouring areas is accommodated where it is practical to do so and is 

consistent with achieving sustainable development;  

b Justified – an appropriate strategy, taking into account the reasonable alternatives, and based 

on proportionate evidence;  

c Effective – deliverable over the plan period, and based on effective joint working on cross-

boundary strategic matters that have been dealt with rather than deferred, as evidenced by the 

statement of common ground; and  

d Consistent with national policy – enabling the delivery of sustainable development in 

accordance with the policies in this Framework and other statements of national planning 

policy, where relevant.  

In addition, the Framework states at paragraph 11 that plans should apply a presumption in favour of 

sustainable development, including:  

“For plan-making this means:  

a All plans should promote a sustainable pattern of development that seeks to: meet the 

development needs of their area; align growth and infrastructure; improve the environment; 

mitigate climate change (including by making effective use of land in urban areas) and adapt 

to its effects; 

b strategic policies should, as a minimum, provide for objectively assessed needs for housing 

and other uses, as well as any needs that cannot be met within neighbouring areas, unless:  

i  the application of policies in this Framework that protect areas or assets of particular 

importance provides a strong reason for restricting the overall scale, type or distribution 

of development in the plan area; or  

ii any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole.” 
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and paragraph 22 of the NPPF (2021) strategic policies are expected to look ahead a minimum period of 

15 years from their adoption not the adoption of the PfE.  

According to Oldham’s latest Local Development Scheme (March 2025), the Publication Plan will be 

submitted for examination in May 2026, with adoption expected in Spring 2027.  Therefore, the 

housing requirement set out under draft Policy H1 should include housing up to 2042; 15 years from the 

expected adoption date.  By extending the plan period, Oldham will need to identify additional land for 

the delivery of housing in order to deliver its minimum need for new homes up to 2042.  

Table 7.2 of PfE has been transposed to Table H1 of the draft Local Plan Publication policy.  This sets 

out a stepped trajectory of 404 homes required annually between 2022-2025, 680 homes for 2025-

2030, and 772 homes for 2030-2039.  Policy JP-H1 identifies that Oldham’s housing land supply for the 

plan period (2022-2039) is approximately 13,331 homes.  However, this figure is based on the Housing 

Land Supply update for 2022/23.  Oldham’s Strategic Housing Land Availability Assessment (published 

December 2025) states that the document identifies land to accommodate 12,364 homes over the plan 

period and beyond.  The SHLAA sets out Oldham’s housing land supply (at 1st April 2025).  Beyond 

2039, the SHLAA identifies the potential to deliver just 354 homes on potential sites and 152 homes 

forming part of PfE allocations, equating to a total of 506 homes.  

In accordance with paragraph 1.56 and footnote 2 of the PfE, in the event a local plan looks beyond 

2039, the annual average figure 2022-2039 in Policy JP-H1 Table 7.2 should be treated as a minimum 

requirement for each year after 2039.  To inform the minimum local plan requirements for the 

unaccounted period of 2039-2042 of Oldham’s 15-year period, PfE states that the annualised figure of 

680 homes should be used.  However, it should be stressed that this is a minimum.  Although the 

SHLAA and the draft Local Plan identify land for a total of 506 homes beyond 2039, this is substantially 

less than the minimum requirement of 680 homes per year which would equate to a total of 2,040 

homes required for the years 2039-2042.   

Whilst the approach taken to utilise the average figure for Oldham’s housing requirement within PfE is 

consistent with the Inspectors’ recommendation from the examination, this also should be considered 

in the context of Oldham’s recently increased Local Housing Need [LHN] calculated using the 

Government’s Standard Method (SM3).  From 22nd March 2029 onwards (when the PfE will be five 

years from adoption and therefore out of date), the LHN will apply and the housing requirement for 

Oldham will increase significantly overnight.     

It will be highly likely at this stage that the Council will struggle to identify a sufficient supply of land 

and will be unable to demonstrate a Five-Year Housing Land Supply from 2029 onwards therefore 

being susceptible to speculative applications for development.  As such, Oldham must take positive 

steps now towards meeting a significantly increased housing requirement from March 2029 onwards.   

It is therefore imperative that the Council put steps in place now to ensure plan led development rather 

than being subjected to speculative applications in 2029 when the higher housing requirement becomes 

mandatory.  Waiting until 2029 to proactively identify land to meet this higher housing requirement 

will be too late, and the Council should plan through the emerging Oldham Local Plan to address this.  

On this basis, it would be more appropriate for Oldham to futureproof their plan by identifying 

additional supply now as a safeguard rather than planning for the minimum amount of growth in the 

short term.  The Council should therefore review its housing land supply in this context.  This approach 
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would not require the housing requirement to be uplifted and be inconsistent with the requirement in 

the PfE, but would allow greater flexibility in the Plan. 

Furthermore, it is highly unlikely that Oldham would be able to redistribute any of its housing 

requirement across other Greater Manchester Borough’s through a potential review of the PfE in 2029, 

as the LHN for all other Borough’s has significantly increased based on SM3.  It is therefore highly likely 

that Oldham will be required to meet its LHN in full, placing further pressure on the requirement to 

identify additional housing land. 

Given the change in circumstances since the adoption of the PfE, namely with the introduction of the 

new Standard Method (SM3), Tayor Wimpey consider that it would be more appropriate to use the 

most recent local housing need across the extended plan period.  This will ensure the Policy is positively 

prepared and consistent with national policy.  On 27Th March 2026 new affordability ratios were 

published, which showed Oldham’s Local Housing Need Figure increased to 967 homes.  Taylor 

Wimpey recommend that this figure is used to support plan-led growth.  Oldham therefore has an 

annualised requirement of 967 homes which equates to a total additional requirement of 2,901 homes 

to account for the plan period up to 2042.  Therefore, draft Policy H1 must be revisited to find 

additional sites to support the delivery of an additional 2,395 homes.   

Allocations  

It is noted that draft Policy H1 does not provide any housing allocations.  Paragraph 2.4 of the draft 

stating the following:  

“The Oldham Local Plan has been aligned with the plan period of PfE – up to 2039, given that it is 

supporting delivery of the Joint Plan. In addition, as this Local Plan focuses on non-strategic planning 

policies that deal with primarily development management matters, it does not include allocations for 

future development, whether that be for new homes or employment.” 

Taylor Wimpey accepts the distinction between the allocations in the PfE and the abstention of 

allocations in the Oldham Local Plan, however, this should not preclude the Local Plan from allocating 

additional housing sites if they are required.  As the Local plan should provide a more specific local 

outlook for the development of Oldham, this represents a missed opportunity to allocate deliverable and 

developable sites in accordance with paragraph 68 of the NPPF (2021).  This would assist in clearly 

demonstrating the land supply over the requisite plan period and provide certainty for prospective 

developers looking to deliver new homes.  As already discussed, draft Policy H1 has a shortfall of 

approximately 2,395 homes as currently written.  There is therefore a clear need to allocate sites in the 

plan to make it sound and meet the tests of soundness.  This would ensure that the Policy is positively 

prepared and identified sufficient land in order to be effective in meeting Oldham’s development needs 

so that development is appropriately plan-led.  If the Council does not identify and allocate sufficient 

sites to meet its identified needs, it risks being found unsound at Examination. 

It is also worth noting that in the event that Oldham cannot demonstrate a sufficient supply of housing 

land, there is a real risk of speculative planning applications being submitted running a grey belt case.  

The opportunity to resist this and plan positively is via this Local Plan and failing to do so is a real 

missed opportunity.   
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Sustainability 

Draft Policy H1 also sets out that the Council will support residential development in sustainable and 

accessible locations, that promote and encourage the use of public transport.  The Policy sets out that 

development should encourage walking, cycling, and wheeling and all residential development should 

achieve a Greater Manchester Accessibility Level (GMAL) score of 4 or above.  While Taylor Wimpey 

supports the principle that new residential development should be situated in accessible locations, the 

GMAL score should not be used as a strict tool for assessing the accessibility of development sites upon 

which decision-makers consider a proposal as a pass or fail.   

The GMAL is a supplementary tool for assessing the current accessibility of sites, but does not consider 

the future infrastructure improvements which could potentially improve the sustainability of sites.  In 

addition, it does not consider high-quality walking and cycling routes, along which people may be 

willing to travel extended distances as a result of the routes quality and recreational value.  Taylor 

Wimpey considers that draft Policy H1’s reference to residential developments being in sustainable and 

accessible locations should be amended to provide flexibility and ensure that the delivery of residential 

development in the Borough is supported.  

Tests of Soundness 

Taylor Wimpey supports draft Policy H1, but the matters outlined above require further consideration 

of the tests of soundness in order to be found sound.  

1 Positively prepared – The requirement for Oldham to provide sufficient homes to support the 

anticipated growth of the Borough should have regard to the need to cover the correct plan period, 

in accordance with national planning policy.  Assuming Oldham’s Local Plan will be adopted in 

accordance with the Local Development Scheme in 2027, a period of 15 years should be considered 

to provide the required homes up to 2042.  Therefore, the policy has not been positively prepared 

and should be revisited to identify sufficient land to deliver for a further three years beyond the 

current plan period.  

The reference to GMAL in draft Policy H1 only reflects current accessibility and overlooks future 

infrastructure improvements which could be delivered through development.  The Policy also does 

not consider the quality of walking and cycling routes.  Therefore, the Policy could be revisited to 

include site-specific assessments, so that sustainability is judged more accurately and more 

positively supports housing delivery.  

2 Justified – The SHLAA which was published in December 2025 forms a critical part of the evidence 

base for draft Policy H1.  The SHLAA identifies sites up to a base date of 1st April 2025 and includes 

land that can support the delivery of 506 homes beyond 2039.  However, the SHLAA has not 

accounted for the additional 2,395 homes required up to 2042 and therefore the evidence base for 

policy H1 should be revisited to the policy is robustly justified.   

3 Effective – As currently written, draft policy H1 does not account for the correct plan period as 

explicitly required in accordance with national policy and the PfE.  The result of the current policy 

wording is that insufficient land has been identified to support Oldham’s anticipated housing need 

up to 2042.  Therefore, the Policy will not deliver the required homes over the requisite plan period 

and will not be effective in supporting the Borough’s growth.  
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In relation to GMAL scores and sustainably located housing sites, the policy does not provide 

flexibility or consideration of improved infrastructure and accessibility of sites.  This in turn may 

limit the number of residential sites which are considered sustainable and come forward, altogether 

impacting the effective delivery of housing in Oldham.  

4 Consistent with national policy – Paragraph 22 of the NPPF requires strategic policies to look ahead 

15 years from adoption.  To align with the framework, the strategic policies in the plan must cover 

the period up to 2042 to ensure the Local Plan has sufficient supply of housing land for the 

requisite period to enable the delivery of sustainable development.  

Recommended Changes  

The Policy sets out the requirements for residential development in Table H1, which are required to be 

delivered within the plan period (up to 2039).  The evidence base for Policy H1, in particular the SHLAA 

published in December 2025, should be revisited to ensure that the correct plan period has been 

considered to include at least an additional three years of housing need.  The recalculated housing need 

should also consider the SM3 figure of 967 homes for the years 2039-2042.  Taylor Wimpey 

recommends that the SHLAA is reassessed to identify land to support the delivery of an additional 

2,395 homes.   

Given the identified shortfalls of draft Policy H1, there is a clear need to identify additional land to meet 

Oldham’s housing needs.  Taylor Wimpey recommends that the SHLAA and Brownfield Register is 

revisited so that the plan is based on robust evidence and aligns with the provisions of national policy 

and PfE.  Taylor Wimpey considers that the SHLAA and Brownfield Register should act as a starting 

point for considering the allocation of sites in the Local Plan so that Oldham Council can meet its 

minimum housing requirements across the plan period.  

In relation to the sustainable location of sites and the GMAL score of sites, Taylor Wimpey recommend 

that the Policy is reworded to take into account further level of Site-specific analysis.  This would allow 

for the consideration of Site sustainability to reflect the quality of active travel routes as well as the 

potential improvements to transport infrastructure which could be delivered in the area.  This would 

provide a more accurate reflection of the opportunities for residential development to be sustainably 

located and ensure the Policy is positively prepared and effective.  
 

Draft Policy H3 – Housing mix 

Draft policy H3 requires new developments to contribute towards the delivery of diverse, mixed 

communities across the Borough.  The reasoned justification for draft Policy H3 sets out expected 

requirements in relation to mix of market and affordable homes, tenures and house type, to ensure that 

housing developments contribute towards meeting Oldham’s housing needs.  

Policy Consideration  

Taylor Wimpey is generally supportive of the need for a mix of house types on residential developments.  

To support Policy H3, Oldham Council has provided justification evidenced in the Local Housing Needs 

Assessment (LHNA) dated 2024.  Table H3 of the reasoned justification has been transposed from 

Table 5.1 of the LHNA and provides prescriptive break-down of Oldham’s housing needs.  With 
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consideration to the mix and market ranges provided in Table H3, Taylor Wimpey has some concern 

with the ranges provided and considers that additional flexibility should be provided within the policy 

to allow Site-specific considerations to be taken into account.  Table H3 provides narrow ranges for the 

percentage of each house type/size, with only a 5% leeway, which is an unrealistic range that will be 

inappropriate for all sites in the Borough.   

The draft Policy sets out specific circumstances where an alternative housing mix may be appropriate.  

This includes in circumstances where it can be evidenced that alternative provision is needed in relation 

to specific funding requirements, if the Site has distinct characteristics that make an identified housing 

mix ‘inappropriate or impracticable’, or if the proposal is for specialist accommodation.  Criterion 2 of 

draft Policy H3 – site-specific characteristics that make the housing mix inappropriate – sets out the 

examples of Site-specific considerations that will be accepted by the council, including include flood 

risk, design context, impact on heritage assets.  Rather than applying a very prescriptive approach to 

housing mix, the policy should allow for greater flexibility to ensure it is effective and positively 

prepared.  It is also worth bearing in mind that there will be a large number of sites that come forward 

in an authority area which are small or will deliver a large number of smaller units, particularly urban 

sites.  Therefore, applying limited flexibility on housing mix to larger greenfield sites will simply result 

in a disproportionate number of smaller units being delivered across an authority area which is below 

the needs identified in the LHNA overall. 

Tests of Soundness  

1 Positively prepared – The Policy applies rigid requirements for the proposed housing mix of 

residential developments which could restrict the delivery of residential sites in Oldham and could 

undermine the delivery of Oldham’s housing requirements.   

2 Effective – The application of rigid housing mix requirements in the policy risks creating an overly 

rigid approach to residential development which could deter developers looking at potential Site’s 

in the Borough.  This may undermine the delivery of housing in Oldham and stifle the Council’s 

ability to meet its housing needs over the plan period (set out in Policy H1).   

Recommendations  

Taylor Wimpey recommend that a more flexible approach is adopted to alternative housing mix which 

recognises the varying needs and demands from different areas across the Borough.  Providing greater 

flexibility will ensure that the plan is positively prepared and effective.  In particular, Taylor Wimpey 

recommend that the mix and ranges set out in the reasoned justification for the policy are broadened to 

ensure there is further flexibility for residential developers considering prospective Sites in Oldham. 

Policy H5 – Affordable Housing  

Draft Policy H5 sets out the requirements for affordable housing in Oldham, and requires all 

developments of 10 dwellings or more to deliver an appropriate level of affordable housing.  The 

amount of affordable housing to be provided is set out in Table H4, with a distinction between High 

Value and Medium/Low Value areas and whether a site is brownfield or greenfield 
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Policy Consideration 

The Local Housing Needs Survey (2024) identifies an affordable housing need of 669dpa (paragraph 

5.4) which is just short of the overall housing requirement stated in Policy H1 of the Local Plan 

(680dpa).  The evidence base for the Policy therefore indicates that the number of affordable homes 

expected to be delivered in the Local Plan are capped due to the viability constraints of the Borough 

(permitted under paragraph 34 of the NPPF).  The Housing Needs of Different Groups PPG outlines 

that an increase in the total housing requirement included in the plan may need to be considered where 

it could help deliver the required number of affordable homes (Reference ID: 67-008-20190722).  This 

supports Taylor Wimpey’s stance that the housing need outlined in H1 should be reconsidered.  

In addition, the Viability Assessment for the Local Plan sets out the viability challenges for Medium and 

Lower Value areas in paragraphs 9.9 – 9.11, which states the following:  

“9.9 For the brownfield typologies, viability is particularly challenging. The lower and 

medium value zones all indicate that no affordable housing could be afforded and the schemes 

are all unviable. S106 costs were also tested within the sensitivity analysis and demonstrate a 

lack of viability where affordable housing is provided. Due to how unviable these typologies 

are, the council could set 0% affordable housing within the lower and medium value zones.  

9.10 The high value zone (brownfield) sensitivity analysis demonstrates that 20% affordable 

housing can be afforded alongside S106 costs (excluding the higher density scheme at 100 

units). The council could adopt an approach of including a higher target (than the other value 

zones) within the higher value zone on brownfield land. If a single target is set, we would 

expect the high value zones to be able to afford a 20% target, alongside S106 in most cases.” 

Given the above, Taylor Wimpey consider that the evidence base does not justify the 10% affordable 

housing requirement in Medium and Lower Value Areas.  In High Value areas, developments over 100 

dwellings are also considered to be unviable on both greenfield and brownfield land, as set out in Tables 

8.4 and 8.7 of the Viability Assessment.  This would also indicate that the policy requirement for High 

Value areas is unjustified.  

Policy H5 does not set out an option for applicants to negotiate affordable housing requirements in 

situations where it is unviable to provide the affordable housing requirements set out in the Policy.  

Tests of Soundness  

1 Justified – The evidence base for Polic H5, namely the Viability Assessment identifies difficulties 

with viability in Oldham across Medium and Lower Value areas and for sites in High Value areas 

above 100 dwellings.  Therefore, the policy requirement is not based on robust and appropriate 

evidence and is not justified.  

2 Effective – The Viability Assessment considers that various scenarios are unviable, but provides no 

means for applicants to negotiate the affordable housing requirements.  The policy also provides 

limited flexibility to take Site-specific circumstances into account, which is likely to stifle the 

delivery of homes in Oldham and render the policy ineffective.  
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Recommendations  

The Council should use other available mechanisms, such as increasing the housing land supply (as 

suggested under Policy H1) to improve the delivery of affordable housing across the plan period.  In 

addition, Taylor Wimpey considers that there should be a degree in flexibility in the precise split in 

affordable tenures and opportunity to negotiate on the affordable housing requirements required.  

Allowing applicants to take into account site specific viability considerations together with the increase 

in housing land supply will support the delivery of more affordable homes in Oldham across the plan 

period.  

Conclusions  

In conclusion, Taylor Wimpey supports the Council’s commitment to progressing a new Local Plan and 

recognises the important role it will play in delivering sustainable growth across Oldham.  However, as 

currently drafted, a number of policies fail to meet the tests of soundness set out in paragraph 35 of the 

National Planning Policy Framework.  In particular, there are concerns regarding whether the policies 

are sufficiently justified, effective, and consistent with national policy.  

Taylor Wimpey considers that Policies H1, H3, and H5 are unsound as currently drafted and require 

some alteration before being able to be made sound.  Taylor Wimpey therefore respectfully requests 

that the Council consider the recommended modifications set out in these representations to ensure 

that the Plan provides a clear, proportionate, and deliverable framework for development.  Subject to 

these changes, the Local Plan will be better positioned to support the delivery of homes in Oldham in 

line with both local and national planning objectives. 

We trust that the comments made in relation to the above policies are clear, but should you have any 

queries, please do not hesitate to contact me.  

 

Yours faithfully 

Brian O'Connor 

Senior Director 

BA (Hons) MPlan MAEIAM MRTPI 
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Oldham Local Plan 

Publication Plan Stage Representation Form 
 

Ref: 

 

 

(For official 

use only)  

 
 

Comments are invited until 11.59pm on Friday 27 March 2026 

 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 
 
Please return this form by: 
 

• emailing it to spi.consultations@oldham.gov.uk; or  

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, 

Spindles Shopping Centre, Oldham, OL1 1LA 

 

Alternatively, please complete the online response form via the Council’s consultation 

platform at https://bigoldhamconvo.oldham.gov.uk/  

 

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 

1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 

Title  Mr    Mr 

   

First Name  Joe    Gareth 

   

Last Name  Jaskolka    Salthouse 

   

Job Title       Director 
(where relevant)  

Organisation       Emery Planning 
(where relevant)  

Address Line 1  C/O Agent    1-4 South Park Business Court 

   

Line 2      Hobson Street 

   

Line 3      Macclesfield 

   

Line 4       

   

Post Code      SK11 8BS 

   

Telephone Number       

   

E-mail Address      support@emeryplanning.com 
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 

 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 

Paragraph  Policy H1, H5, 
OL2, Plan-
Period. 

Policies Map Green Belt 
boundaries 

 
4. Do you consider the Local Plan is: 

 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 

 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
Please see enclosed representations. 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 

 
 
Please see enclosed representations. This includes suggested permissive ‘exceptions’ policy for edge-of-settlement 
affordable housing. 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

 

 

 

 

X 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

 
After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 
 

7. If your representation is seeking a modification to the plan, do you consider it necessary to 
participate in examination hearing session(s)? 

 

  
No, I do not wish to  
participate in  
hearing session(s) 

X 
Yes, I wish to participate 
in  
hearing session(s) 

 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  
 
8.  If you wish to participate in the hearing session(s), please outline why you consider this to 
be necessary: 
 

 
 
 
To orally participate given the complexity of the issues. 
 
 
 
 
 
 
 
 
 
 
 

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 
 
9. Finally, please tick whether you wish to be notified of any of the following: 
 

 X Submission of the Oldham Local Plan: Publication Plan for independent examination. 

 X Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

 X The Adoption of the Oldham Local Plan. 
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Strategic Planning and Information 
Oldham Council  
First Floor Reception 
Spindles Shopping Centre 
Oldham  
OL1 1LA 
 
23 March 2026 

 
 
Dear Sir/Madam  
 

Re: Publication Local Plan Consultation 2026 – Representations for Mr J Jaskolka - Land to the rear of, 748 
Ripponden Road, Grains Bar, Oldham, OL4 2LP 

 
We are instructed by our client, Mr J Jaskolka, to submit representations to the Oldham Publication Local Plan 
2026 consultation.  
 
Our client’s site is at Appendix EP1 of this letter. 
 

 
 
Our client’s site at Alderney Farm formed part of a draft housing allocation (GM20) through the Greater 
Manchester Spatial Framework 2019 (GMSF). It was identified as such because the land does not make a 
meaningful contribution towards the purposes of including land in the Green Belt. The wider draft site allocation 
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is at Appendix EP2. We have again put the site forward through the emerging local plan as an omission site in 
order to help meet unmet housing needs.   
 
Notwithstanding identified housing needs, the Green Belt boundary in this location is anomalous in any event. 
The Local Plan Inspector for the Oldham UDP examination in 2005 recommended that our client’s land should 
be released from the Green Belt in order to provide a more logical and defensible boundary. Although this 
recommendation was not carried forward to the final adopted UDP at the time, the emerging local plan now 
presents opportunity to amend the Green Belt boundary as recommended by the Local Plan Inspector over 20 
years ago.  

Plan-period 

The Publication Local Plan has a plan-period until 2039 only. Paragraph 22 of the Framework says the following 
in relation to plan-periods: 

“Strategic policies should look ahead over a minimum 15 year period from adoption, to 
anticipate and respond to long-term requirements and opportunities, such as those 
arising from major improvements in infrastructure.” 

The adoption of the emerging local plan is not likely until next year. On this basis, the plan-period for the emerging 
local plan should run until 2042 as a minimum i.e. the minimum 15 year period. We would suggest that it extends 
beyond 2042 in order to allow for slippage as local plan examination have historically taken multiple years e.g. 
the Cheshire East Local Plan Strategy took over 3 years and the Halton Delivery and Allocations Plan took 2 years. 
This issue has also been recently by the Inspectors for the Wiltshire Local Plan and in their letter dated 27th 
February 2025 state: 

“The revised spatial strategy topic paper (SD/16) shows the Plan period of 2020-2038 
commencing in advance of the date of the most up-to-date calculation of Local Housing 
Need. In that regard, the plan period would look forward around 13 years from the 
current date which the Council seeks to justify as being 15 years from the date of the 
assessments of housing and employment needs. However, paragraph 22 of the 
Framework (September 2023) expects strategic policies to look ahead over a minimum 
of 15 years following adoption of the Plan. As a result, the submitted Plan would not 
appear to look sufficiently far ahead to anticipate and respond to long-term 
requirements and opportunities. 

We identify this matter to you at this early stage as it is clearly a matter of concern and 
one which will have implications for the rest of the examination, including our 
consideration of whether the Plan is positively prepared and consistent with national 
policy with respect to the overall amount of housing and employment land to be 
identified.” 

The plan-period for the emerging Oldham Local Plan should extend beyond 2042. There is no known sound 
reason for the plan-period extending until 2039 only; the PfE itself anticipated that individual plans would extend 
beyond 2039 to meet national requirements i.e. min. 15 years from adoption (para. 1.56 of the PfE).  

Policy H1 

The PfE identifies a housing requirement that averages 680 dwellings per annum for Oldham. However, the latest 
standard method figure for Oldham is 925 no. dwellings per annum and this reflects actual underlying housing 
need for the Borough.  
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The Government is very clear that we are in the midst of the most acute housing crisis in living memory with 
home ownership out of reach for too many, the shortage of houses driving high rents and too many left without 
access to a safe and secure home. The message is unmistakable that a radical and significant boost in 
housebuilding is necessary. Access to a safe and secure home is critical to life chances for all ages and this includes 
people being able to get and keep a job, health and wellbeing and children having the best prospects of staying 
in education. The Government’s target of 1.5 million new homes over this Parliament will only be met if the 
standard method for each authority is seen as a minimum and there is a step-change in facilitating development 
proposals in a timely manner.  
 
See for instance the Written Ministerial Statement (WMS) 30 July 2024 and the Plan for Change (HM 
Government) 5 December 2024. The introduction to the Draft Framework 2026 makes it clear that the 
Government remains committed to significantly boosting the supply of housing: 

“The government is committed to tackling this country’s housing crisis. Decades of 
failure to build enough homes has constrained growth, pushed ownership out of reach 
for too many, driven rents to unaffordable levels, and seen more and more people fall 
into temporary accommodation – including 170,000 children. 

Taken together, these reforms represent a truly seismic regearing of the system – in 
support of growth, and through growth of hope and opportunity. We have pursued 
them at speed because they are a necessary condition for success. But while necessary, 
reform alone is not sufficient. If we are to achieve our goals, the system we have moved 
so rapidly to regear must enter a period of stability over the second half of this 
Parliament and beyond. One in which every actor – from government to local 
authorities to applicants – must seize the benefits of change by bringing a laser like 
focus to delivery.” 

The housing requirement for the emerging local plan should reflect the latest standard method figure to ensure 
that the plan is positively prepared and reflects national planning policy guidance.  
 
Pursuing a higher housing requirement will also help to address the substantial affordable housing shortfall 
across the Borough. The Oldham Local Housing Needs Assessment (LHNA) 2024 identifies an affordable housing 
need of 669 no. affordable homes per annum for the Borough. This is only marginally below the PfE requirement 
being carried out forward through the emerging local plan. See our comments further below in relation to Policy 
H5.  
 
We consider it essential that the plan also includes an Exception policy that is permissive of edge-of-settlement 
sites coming forward for much-needed affordable housing. See our comments further below in relation to such 
a policy. Policy H1 should include reference to housing coming forward in accordance with such a policy given 
the extent of unmet affordable housing need across the Borough.  

Policy H5  

As noted above, the PfE requirement is only marginally above the identified affordable housing need figure for 
the Borough. This illustrates the need in itself for aligning the housing requirement for the emerging local plan 
with the latest standard method figure for the Borough. The policy requirement for between 10% and 25% of 
major housing schemes based on 680 no. dwellings per annum falls very far short of what is required to make a 
meaningful contribution to addressing affordable housing needs.  
 
The Council has announced a ‘housing crisis’ and is committed at a corporate level to tackling this crisis. There is 
a waiting list of circa. 7,000 people across the Borough, 7,000 living in overcrowed accommodation, 1,000 in 
temporary accommodation and 700 homeless (Oldham LHNA 2024). Radical policy solutions are necessary to 
address this level of need and the emerging local plan should reflect the need for transformational change 
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We would suggest that the Council explores alternative strategies for significantly boosting the supply of 
affordable housing and this would include the following:  

1. Boosting overall housing requirement such that it reflects the latest standard method (i.e. 925 
no. homes per annum) and a greater level of affordable housing is thereby secured at policy 
compliant levels over the plan-period. 

2. Identifying more viable edge-of-settlement greenfield sites for development over the plan-
period that are able to accommodate greater levels of affordable housing in viability terms.  

The plan should also set out a permissive ‘exception’ policy in order to boost the supply of affordable housing. 
This is a minimum requirement notwithstanding our comments above at nos. 1 and 2 given the extent of unmet 
affordable housing needs for the Borough and the strategy set out through the draft plan of pursuing a 
constrained approach to housing delivery. Such a policy could reflect Policy HO10 of the Draft Framework 2026 
such that it allows for edge-of-settlement sites to come forward for affordable housing schemes that relate well 
physically to the settlements and are proportionate in scale.  
 
In the absence of an exception policy and/or pursuing an alternative strategy in line with nos. 1 and 2 above, 
there is no mechanism for making a meaningful contribution towards meeting affordable housing needs and the 
emerging local plan will only serve to entrench the Borough’s housing crisis.  

Exception policy  

As discussed above, the emerging local plan should include an ‘exception policy’ such that there is a mechanism 
to boost affordable housing above and beyond what can be anticipated through Policy H1 of the plan. This is 
essential given the extent of affordable housing need and the limited quantum of affordable homes that could 
be expected to come forward in accordance with policy compliant levels at Policy H5.  

The policy could reflect Policy H010 of the Draft Framework 2026 as follows: 

“1. Development proposals for housing or traveller sites on land not already allocated 
for this purpose, and which are located outside settlements, should be supported where 
they are:  

a. A rural exception site (as defined in the glossary of this Framework) that will provide 
affordable housing or affordable traveller sites to meet identified local needs – as 
evidenced through a local housing needs survey or secondary data which is no more 
than five years old; or  

b. Sites which comprise community-led development which would not qualify as a rural 
exception site, but which include one or more types of affordable housing as defined in 
the glossary of this Framework.  

2. Unless otherwise specified in the development plan, exception sites brought forward 
in one of these two ways should:  

a. Adjoin or be physically well-related to settlements;  

b. Be no larger than 1 hectare in size, or exceed 5% of the size of the existing settlement; 
and  

c. Comprise a majority of affordable housing or affordable traveller pitches. A 
proportion of market homes may be allowed on the site where essential to enable the 
delivery of affordable units without grant funding.” 
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Policy OL2 

This policy should simply say that development will be determined in accordance with national Green Belt 
planning policy guidance. Any additional policy text and requirement is not necessary and is subject to being 
superseded each and every time national planning policy guidance on the Green Belt is amended. However, 
clarification should be provided that affordable housing can be brought forward in accordance with an 
‘exception’ policy set out through the plan (see our earlier comments on this matter).  
 
The emerging local plan also seeks to make minor alterations to the Green Belt boundaries notwithstanding 
development needs. Our client welcomes this approach. However, the Natural Environment and Open Land Topic 
Paper does not provide any transparency as what methodology and process has been followed. It is unclear why 
certain Green Belt boundaries have been amended and others have not. We are not aware of any recent Green 
Belt Assessment having been carried out to inform this process. 
 
As discussed further below, the Local Plan Inspector for the 2005 Oldham UDP recommended that part of our 
client’s site be released from the Green Belt notwithstanding development requirements. This was to provide a 
more logical and defensible boundary to the built-up area. It is not clear why this recommendation made over 
20 years ago has not been responded to through the emerging local plan and Appendix 8 of the Publication Loca 
Plan.  

Land at Alderney Farm, Ripponden Road, Oldham 

Minor change to the Green Belt boundaries  

As noted earlier, the Local Plan Inspector’s Report for the Oldham Unitary Development Plan (UDP) in 2005 
recommended that client’s site be removed from the Green Belt boundaries notwithstanding housing needs: 

“As far as the smaller area of land is concerned (Mr Sykes objection – the field between 
the houses at the head of the cul-de-sac, known as Peak Close and the buildings 
associated with Sholver Moor Farm), whilst it makes some contribution to the openness 
of the Green Belt, I consider that this is limited. This is due to its location between the 
housing development to the south and the development to the north. The land 
immediately behind the Waggon and Horses is a domestic garden with a substantial 
Leylandii hedge along its eastern boundary. Sholver Moor Farm includes residential 
buildings, domestic garden and green houses. In other words, this group of buildings 
and gardens as a whole differs markedly in character from the surrounding open 
countryside. Consequently, it seems to me that the boundary of the designated area in 
this locality is illogical and I consider that this justifies some modification. I consider that 
the smaller part of Mr Sykes’ objection site, the areas which includes the buildings of 
Sholver Moor Farm and the domestic curtilages at Alderney Farm, together with the 
Waggon and Horses and garden to the rear, should be removed from the Green Belt. 
This would give a clearly defensible boundary between the two areas discussed above. 
Whilst I have concluded that the overall housing strategy is satisfactory, the allocation 
of the smaller part of the objection site would, along with the other minor additions I 
have recommended, provide flexibility but would not prejudice the overall allocations 
and future decisions.”  

Although the Local Plan Inspector, Mr Richard Mordey, recommended the release of the land in question from 
the Green Belt, the Council at the time rejected this recommendation for the following reason: 

“The Council considers that significant changes to the Green Belt boundaries and 
subsequent allocations of land for other uses should be undertaken in a strategic review 
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of the Green Belt at a future time, when all areas can be considered together and their 
Green Belt function assessed together with their merit (if any) for development 
purposes. The Council also considers that there is no compelling reason for change. It is 
not inappropriate for housing and farm uses to be located in the Green Belt; in fact 
PPG2 states that such uses are acceptable Green Belt uses. Notwithstanding these 
issues of principle, the site has also been assessed by the Council’s transport section and 
they indicate that due to access constraints, only 3-4 dwellings would be suitable. Given 
that this would only be a small addition to the Council’s housing numbers, it is not 
considered necessary to make the recommended change to contribute to the housing 
land supply.” 

The above reason is no longer relevant. The Council is seeking to make minor changes to the Green Belt 
boundaries through the emerging local plan. This is the time to carry out the recommendations of the Local Plan 
Inspector over 20 years in removing part of our client’s site from the Green Belt to provide a more logical and 
defensible boundary for the built-up area. 

Since the time of the Local Plan Inspector’s recommendation over 20 years, our client’s land has become only 
more domesticated in character through the issue of the positive certificate of lawfulness in 2016 (PINS ref: 
APP/W4223/X/16/3143392 and LPA ref: CL/336820/15 – see Appendix EP3 of this Statement).  

Site location and description 

The site is located to the northern edge of the built-up area of Moorside, which is a predominantly residential 
area to the north-east of Oldham town centre. The site falls within the boundaries of the designated Green Belt, 
although it abuts the identified settlement boundaries.  

Our client’s site has been promoted for residential development for well over 20 years through various iterations 
of the local plan for Oldham. As discussed the Local Plan Inspector for the Inquiry into the Oldham Unitary 
Development Plan (UDP) in 2005 recommended that the site should be removed from the Green Belt 
notwithstanding housing needs given that the land in question was considered to not fulfil a meaningful Green 
Belt function.  

Our client’s site comprises a two-storey residential property and outbuilding, alongside a large domestic garden 
in the form of lawn and flower/vegetable beds, associated with no. 748 Ripponden Road within the western part 
of the site and agricultural land within the eastern part of the site. There is an established access leading to no. 
748 off Ripponden Road, which is a principal traffic route between Oldham and Grains Bar. The large residential 
garden land within the western part of the site was the subject of a positive certificate of lawfulness for this use 
issued in 2016 by the Planning Inspectorate (PINS ref: APP/W4223/X/16/3143392 and LPA ref: CL/336820/15). 
The decision notice and location plan for this positive certificate of lawfulness are appended at Appendix EP3 of 
this letter. 

The site is bounded by: a former quarry, known as Besom Hill, to the north and east that has been colonised by 
some woodland; other residential buildings and Ripponden Road beyond to the western and south-western 
boundaries; and the farm complex at Sholver Moor Farm and an agricultural field beyond to the southern 
boundary. Land to the immediate western boundary was subject to the grant of planning permission for 4 new 
houses in 2017 and this development has now been constructed, thereby further urbanising our client’s site (LPA 
ref: PA/338842/16). 

The site is within easy walking distance of a wide range of local services and public transport options as discussed 
through this Statement. 
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Green Belt considerations 

Our client’s site itself performs no, or negligible, function in terms of the main purposes of including land in the 
Green Belt. We provided a Google Earth image earlier showing this to be the case. 

The LUC Addendum Assessment of Proposed 2020 GMSF Allocations (2020) undertook a site-specific assessment 
of the land subject to Policy GM20 of the Draft GMSF 2019 (i.e. including land beyond just our client’s site). It 
concludes that the wider site for housing would have resulted in ‘Low-Moderate’ harm only in Green Belt impact 
terms. See Appendix EP4 of this letter.  

 

Landscape impact 

The Greater Manchester Landscape Character and Sensitivity Assessment (2018), prepared by LUC as part of the 
GMSF evidence base identifies our site as falling within the Rochdale and Oldham South Pennine Foothills 
landscape character area of the city-region. The assessment concludes that this area in general has moderate 
sensitivity only in terms of accommodating new 2 and 3 storey residential development. 

The assessment carried out by LUC is very high level. It is difficult to extrapolate anything meaningful from this 
assessment when looking at specific sites. The character areas identified by LUC extend across very large areas 
of the city-region and the assessment simply provides a description of the main characteristics of these sub-
areas.  

As noted at paragraph 4.7 of this Statement, the land subject to Policy GM20 of the Draft GMSF 2019 is 
characterised as follows: 

• It is heavily influenced by existing urban features such as the domestic gardens and residential 
properties along Ripponden Road, the principal traffic route of Ripponden Road itself, the 
complex of built development at Sholver Moor Farm and the existing built-up area to the south 
and west (e.g. Spinners Way, Peak Close, Spring Hall Rise and Burns Close). 

• The agricultural land within this draft allocation comprises two well-defined and contained field 
boundaries enclosed by existing fencing and hedgerow.  

• The rising topography and wooded nature of the former quarry to the north, Besom Hill, provides 
a strong physical barrier to the northern extent of the land within this draft allocation. 
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• The site is well contained from long-distanced views and seen within the context of the 
surrounding urban features. 

Ecology and trees 

The site is not within influencing distance of any ecological designations e.g. Site of Biological Interest, Site of 
Special Scientific Interest, Special Area of Conservation or Special Protection Area. Site-specific ecology surveys 
would be prepared and submitted as part of any future planning application. Any necessary mitigation would be 
incorporated into the final masterplan design. 

There are no trees of significance within the site itself, and existing hedgerow would be incorporated into the 
masterplanning process. The final design would have due regard for the existing trees to the north and eastern 
boundaries within Besom Hill. Trees do not represent a constraint to the release of this site for housing 
development. 

Trees and ecology do not represent a constraint to development. 

Flooding and drainage 

The site falls within a Flood Zone 1 i.e. at low risk of flooding. There are existing surface water and foul water 
connections available given that the site physically adjoins the existing built-up area of Moorside. 

The risk of flooding does not represent a constraint to the release of this site for housing development. 

Highways 

The site is located within easy and convenient walking distance of a wide range of local services and public 
transport options: 

• Bus stop directly adjacent known as Waggon and Horses with regular bus services to destinations 
such as Oldham Bus Station, Oldham Town Centre and Denshaw (no. 407). 

• Whitehall Play Area - 350m. 
• St Thomas Primary School - 400m. 
• St James Childrens Centre - 475m (this Centre incorporates services such as Job Centre Plus, 

adult education classes and a toy library). 
• Moorside Cricket and Bowling Club - 600m. 
• Sholver Youth Centre - 700m. 
• Moorside Medical Centre - 750m 
• Hodge Clough Primary School - 800m. 
• Watershead Academy - 2km. 

The site benefits from excellent accessibility in terms of key services and it is well served in terms of public 
transport provision. In terms of access, SCP have provided a technical note and this is Appendix EP5 of this 
Statement. This Note: 

• Demonstrates that the site is highly sustainable in location terms in relation to key services, 
public transport and cycling routes. 

• Provides details of a speed survey undertaken along Ripponden Road. 
• Provides details as to how safe and convenient access could be provided off Ripponden Road. 
• Provides a detailed access drawing at Appendix B with suitable visibility splays shown. 

SCP conclude that there are no obstacles to the delivery of this draft housing allocation in highways terms. 
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Proposed allocation 

Our client’s site could be allocated as a standalone application as per the land at Appendix EP1. Alternatively, it 
could be allocated as part of a larger site allocation as per the Policy GM20 (‘Spinners Way/Alderney Farm’) of 
the Draft GMSF 2019; this policy and the red edge draft allocation is appended at Appendix EP2 of this letter.  

Our client’s site would help to boost housing land supply for the reasons set out earlier and would do so in a 
sustainable manner.  

Summary and conclusions 

Our representations on behalf of our client’s site can be summarised as follows: 

• The plan-period for the emerging local plan should be extended beyond 2042. 
• The housing requirement for the emerging local plan should reflect the standard method. 
• An increased housing requirement and the release of viable edge-of-settlement greenfield sites 

would allow for the authority to make a meaningful contribution towards addressing signficant 
affordable housing needs. 

• A higher housing requirement would reflect national planning policy guidance, ensure the plan 
is positively prepared and align with the Council’s objective of addressing the Borough’s housing 
crisis in terms of affordable homes. 

• The emerging plan should include an ‘exception’ policy to allow edge-of-settlement sustainable 
sites to come forward over the plan-period for affordable housing schemes. 

• There is no transparency or rationale behind the Council’s minor amendments to the Green Belt 
boundaries at Appendix 8 of the Publication Local Plan. 

• The Local Plan Inspector for the 2005 UDP over 20 years recommended the release of our client’s 
site from the Green Belt notwithstanding development needs in order to provide a more logical 
and defensible boundary. Now is the time for that recommendation to be implemented. 

• Our client’s site could be allocated to help meet identified needs as a standalone allocation or 
otherwise as part of a larger site allocation as per the draft allocation in the 2019 GMSF. This 
wider land has already been assessed as resulting in ‘low-moderate’ Green Belt harm only 
through the LUC Green Belt Assessment 2020, and our client’s site does not perform any 
meaningful Green Belt function. 

We trust that this clarifies our client’s position. Should you require any further information, please do not hesitate 
to contact us. 

Yours sincerely 
Emery Planning 
 

 
 
Gareth Salthouse BA (Hons), Mplan, MRTPI 
Director 
 

 
 

 
Enc:  
EP1 – Our client’s site. 
EP2 – Draft Site Allocation GM20 of the 2019 GMSF. 
EP3 – Location Plan and Decision Notice for certificate of lawfulness APP/W4223/X/16/3143392 and LPA ref: 
CL/336820/15. 
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EP4 - LUC Addendum Assessment of Proposed 2020 GMSF Allocations (2020): Spinners Way and Alderney 
Farm. 
EP5 – SCP Technical Note. 
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Appeal Decision 
Site visit made on 4 July 2016 

by C Sherratt  DipURP MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date:  4 August 2016 

 
Appeal Ref: APP/W4223/X/16/3143392 
748 Ripponden Road, Oldham, Lancashire OL4 2LP 

The appeal is made under section 195 of the Town and Country Planning Act 1990 as 
amended by the Planning and Compensation Act 1991 against a refusal to grant a 
certificate of lawful use or development (LDC). 
The appeal is made by Mr J Jaskolka against the decision of Oldham Metropolitan 
Borough Council. 
The application Ref CL/336820/15, dated 9 April 2015, was refused by notice dated 11 
August 2015. 
The application was made under section 191(1)(a) of the Town and Country Planning 
Act 1990 as amended. 
The use for which a certificate of lawful use or development is sought is garden land 
(C3). 

 

Decision 

1. The appeal is allowed and attached to this decision is a certificate of lawful use 
or development describing the existing use which is considered to be lawful. 

Application for costs 

2. An application for costs was made by Mr J Jaskolka against Oldham 
Metropolitan Borough Council.  This application is the subject of a separate 
Decision. 

Reasons 

3. Section 191(4) of the Town and Country Planning Act 1990 (1990 Act) 
indicates that if, on an application under that section, the local planning 
authority are provided with information satisfying them that the use or 
operations described in the application was lawful at the time of the 
application, they shall issue a certificate to that effect; and in any other case 
shall refuse the application.  My decision is therefore based on the facts of the 
case and judicial authority.  For the avoidance of doubt, this means that the 
planning merits of the proposed development are not relevant to this appeal 

Certificate of Lawful Use or Development (LDC) was well founded.  Accordingly, 
it is necessary to consider whether, on the balance of probability, the land has 
been used as a garden for a continuous period of ten years or more prior to the 
date of the application.   

4. The onus is on the appellant to demonstrate that, on the balance of probability, 
the land has been used as a garden for a continuous period of 10 years.  The 
Council does not provide evidence to contradict the evidence provided by the 
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appellant.  Rather, the Council considers that the evidence provided is not 
sufficient to demonstrate the continuous use of the land.   

5. The evidence submitted to support the application includes two sworn 
affidavits, photographs taken in 1998 and 2002 and google earth images taken 
in 2000 and 2005.   

6. The sworn affidavits confirm that the appellant purchased the property in 1987 
together with the adjacent field.  Shortly after purchasing the land it was 
ploughed, levelled and seeded.  Some trees were planted and there was no 
formal separation between the garden associated with the dwelling and the 
adjacent land.  The affidavits state that the land has been used for purposes 
incidental to the enjoyment of the dwelling since 1987 and been mowed 
throughout the growing season.     

7. The affidavits are rather limited but nevertheless clearly explain how the land 
in question has been maintained and used as a garden since 1987.  Given that 
any person who lies about the information contained in an affidavit could be 
prosecuted for the crime of perjury, and if convicted may be ordered to pay 
significant fines or sentenced to time in jail, I give these significant weight. 

8. Although the affidavits suggest other people could confirm the use of the land 
during this time, no further statements or affidavits are submitted.  The aerial 
images provide further support at least in so far as they reflect the 
circumstances of the particular dates the images were taken.  There is no 
explanation as to how the appellant recalls the year that the photographs were 
taken which reduces the weight that can be afforded to them but they 
nevertheless offer further support.   

9. Whilst I agree with the Council that both the aerial images and photographs do 
not demonstrate a continuous use of the land, when considered in the round 
alongside the sworn affidavits and in the absence of any evidence to the 
contrary, I consider the appellant has discharged the onus of proof, on the 
balance of probability, incumbent upon him.            

10. For the reasons given above I conclude, on the evidence now available, that 
cate of lawful use or development in 

respect of garden land (C3) was not well-founded and that the appeal should 
succeed.  I will exercise the powers transferred to me under section 195(2) of 
the 1990 Act as amended. 

 

Inspector 
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Lawful Development Certificate 
TOWN AND COUNTRY PLANNING ACT 1990: SECTION 191 
(as amended by Section 10 of the Planning and Compensation Act 1991) 

TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND)  
ORDER 2015: ARTICLE 39 

 
 
IT IS HEREBY CERTIFIED that on 9 April 2015 the use described in the First 
Schedule hereto in respect of the land specified in the Second Schedule hereto and 
edged in black on the plan attached to this certificate, was lawful within the 
meaning of section 191(2) of the Town and Country Planning Act 1990 (as 
amended), for the following reason: 
 
On the balance of probability, the land has been used as a garden for a continuous 
period of 10 years or more. 
 
 
Signed 

 

Inspector 
 
Date  4 August 2016 
Reference:  APP/W4223/X/16/3143392 
 
First Schedule 
 
Garden area 
 
Second Schedule 

Land at 748 Ripponden Road, Oldham OL4 2LP 
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CERTIFICATE OF LAWFULNESS FOR PLANNING PURPOSES 
 
 

 

www.planningportal.gov.uk/planninginspectorate 

 

 
 
 
NOTES 

This certificate is issued solely for the purpose of Section 191 of the Town and 
Country Planning Act 1990 (as amended). 

It certifies that the use /operations described in the First Schedule taking place on 
the land specified in the Second Schedule was /were lawful, on the certified date 
and, thus, was /were not liable to enforcement action, under section 172 of the 
1990 Act, on that date. 

This certificate applies only to the extent of the use /operations described in the 
First Schedule and to the land specified in the Second Schedule and identified on 
the attached plan.  Any use /operation which is materially different from that 
described, or which relates to any other land, may result in a breach of planning 
control which is liable to enforcement action by the local planning authority. 
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Plan 
This is the plan referred to in the Lawful Development Certificate dated:  4 August 2016 

by C Sherratt DipURP MRTPI 

Land at: 748 Ripponden Road, Oldham OL4 2LP 

Reference: APP/W4223/X/16/3143392 

Scale: Not to scale 
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40 
 

Allocation 2019 

release 

(Ha.) 

2020 

release 

(Ha.) 

2021 

release 

(Ha.) 

Analysis from 2020 addendum 

report 

GMA1.3 

Whitefield 

62.7 0 0 Area rated as low-moderate 

overall harm will no longer be 

released. 

GMA3 

Kingsway 

South 

200.1 0 0 Area rated as very high harm 

overall will no longer be 

released. 

GMA20 

Spinners Way/ 

Alderney Farm 

2 0 0 Area rated as low-moderate 

overall harm will no longer be 

released. 

GMA21 

Thornham Old 

Road 

34.6 0 0 Area rated as high overall harm 

will no longer be released. 

GMA36 Gravel 

Bank Road / 

Unity Mill 

6.1 0 0 Area rated as moderate overall 

harm will no longer be released. 

GMA47 Land 

south of 

Pennington 

53.1 0 0 Area rated as very high overall 

harm will no longer be released. 

GMA17 

Hanging 

Chadder 

22.66 22.66 0 Area rated as moderate- high 

harm will no longer be released. 

Figure 6.9 Summary of impact on Green Belt where allocations are to be 
removed 
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Oldham Local Plan: Publication Plan  

Co-operation Statement  

 

I agree to sign the Statement of Common accompanying the Oldham Local Plan, 
prepared by Oldham Council. 

I confirm that Oldham Council has collaborated effectively over the preparation of the 
Oldham Local Plan and agree to continuous joint working as set out in this document. 

 

My organisation has no unresolved  
matters which prevent me from signing  
the Oldham Local Plan Statement of  
Common Ground. 

✓ 
My organisation is unable to currently  
sign the Oldham Local Plan Statement  
of Common Ground for the reasons set  
out in the accompanying statement. 

 

Organisation The Environment Agency 
Name  Mr Stephen Sayce 
Position Sustainable Places Technical Specialist 
Signature   

 
 
 
 

Date 27 March 2026 
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Strategic Flood Risk Assessment 

 

The Strategic Flood Risk Assessment Update has generally been carried out proportionately 

and read with the Places for Everyone Strategic Flood Risk Assessment provides an 

appropriate basis for decision-making.  The conclusions previously reached through the Places 

for Everyone, Strategic Flood Risk Assessment process remain generally valid, and the updated 

flood modelling undertaken by the Environment Agency does not change the overall 

assessment of the strategic sites related to Oldham. 

 

We do recommend a small number of refinements to enhance the document’s robustness and 

better inform developers at application stage: 

 

Where the updated modelling identifies slight increases in Flood Zone 2 and 3 extents (for 

example JPA10 Beal Valley, JPA12 Broadbent Moss), the Strategic Flood Risk Assessment 

update would benefit from magnified mapping of the entire strategic allocations showing the 

most up to date flood mapping.  This will support developers and ensure greater transparency 

when considering layout, design, and mitigation.  This would be of greatest benefit to inform 

JPA123 Broadbent Moss which has an increase of flood risk towards the south of Royton Moss. 

 

Strategic Allocation JPA 13, Cowlishaw - Our Flood Map for Planning indicates a slight 

increase in Flood Zones 2 and 3 from Chew Brook.  However, this increase is below the agreed 

10% threshold for the total allocation area and can therefore be considered manageable, 

subject to a site-specific flood risk assessment. 

 

Strategic Allocation JPA 14, Cowlishaw - Our Flood Map for Planning indicates a slight 

increase in Flood Zones 2 and 3 at the source of the River Irk.  However, this increase is below 

the agreed 10% threshold for the total allocation area and can therefore be considered 

manageable, subject to a site-specific flood risk assessment 

 

 

Oldham Local Plan - Regulation 19 

 

Our comments on the Oldham Local Plan are appended to this response. 

 

 

Statement of Common Ground 

 

Our signed Statement of Common Ground is provided separately from this response. 

 

 

Yours faithfully 

 

 

Mr Stephen Sayce 

Sustainable Places Technical Specialist 

 

  

 

65



 

 

 

This form has two parts – 

Part A – Personal Details:  need only be completed once. 

Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

 

 
Part A 
 

1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 

Title  Mr     

   

First Name  Stephen     

   

Last Name  Sayce     

   

Job Title   Planning Specialist     

(where relevant)  

Organisation   The Environment Agency     

(where relevant)  

Address Line 1  Richard Fairclough House     

   

Line 2  Knutsford Road     

   

Line 3  Warrington     

   

Line 4       

   

Post Code  WA4 1HT     

   

Telephone Number       

   

E-mail Address 
 

 
    

(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 

 

Name or Organisation: The Environment Agency 

 

3. To which part of the Local Plan does this representation relate? 

 

Paragraph 12.1 Policy  Policies Map  

 

4. Do you consider the Local Plan is: 

 

1.Legally compliant                                       Yes                            No 

 

2.Sound                                                         Yes                            No 

 

3.Complies with the Duty to Co-operate       Yes                            No 
 

Please tick as appropriate 

 

5. Please give details of why you consider the Local Plan is not legally compliant or is unsound 

or fails to comply with the duty to co-operate. Please be as precise as possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its compliance with 

the duty to co-operate, please also use this box to set out your comments.  
 

 

 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 

compliant and sound, in respect of any legal compliance or soundness matters you have 

identified at 5 above.  (Please note that non-compliance with the duty to co-operate is incapable 

of modification at examination).  You will need to say why each modification will make the Local 

Plan legally compliant or sound.  It will be helpful if you are able to put forward your suggested 

revised wording of any policy or text. Please be as precise as possible. 
 

The National Planning Policy Framework (NPPF) requires that flood risk is managed 
and, where possible, reduced. We recommend that paragraph 12.1 is updated to reflect 
this, for example; 
 
The Local Plan needs to help reduce greenhouse gas emissions; mitigate and, where 
possible, reduce storm and flood risks, reduce overheating and water scarcity, minimise 
vulnerability and improve resilience, and support renewable and low carbon energy and 
associated infrastructure. 
 

 

(Continue on a separate sheet /expand box if necessary) 

✓  

 

 

✓ 

✓ 
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Part B – Please use a separate sheet for each 
representation 
 

 

Name or Organisation: The Environment Agency 

 

3. To which part of the Local Plan does this representation relate? 

 

Paragraph 12.12 Policy  Policies Map  

 

4. Do you consider the Local Plan is: 

 

1.Legally compliant                                       Yes                            No 

 

2.Sound                                                         Yes                            No 

 

3.Complies with the Duty to Co-operate       Yes                            No 
 

Please tick as appropriate 

 

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its compliance 

with the duty to co-operate, please also use this box to set out your comments.  
 

 

 

 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 

compliant and sound, in respect of any legal compliance or soundness matters you have 

identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 

incapable of modification at examination).  You will need to say why each modification will 

make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 

your suggested revised wording of any policy or text. Please be as precise as possible. 
 

Hydropower schemes offer a sustainable source of clean energy, but their location 
and design can sometimes conflict with Water Framework Directive requirements if 
not fully assessed. We therefore recommend that paragraph 12.12 be expanded to 
indicate that an assessment for compliance with the Water Framework Directive may 
also be required. For example; 
 
Planning applications for hydropower should normally be accompanied by a Flood 
Risk Assessment and may also require an assessment to demonstrate the planning 
application is within compliance with the water framework directive. 
 

(Continue on a separate sheet /expand box if necessary) 

 

 

 

 

 

 

✓  

 

 

✓ 

✓ 
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Part B – Please use a separate sheet for each 
representation 
 

 

Name or Organisation: The Environment Agency 

 

3. To which part of the Local Plan does this representation relate? 

 

Paragraph  Policy CC2 Policies Map  

 

4. Do you consider the Local Plan is: 

 

1.Legally compliant                                       Yes                            No 

 

2.Sound                                                         Yes                            No 

 

3.Complies with the Duty to Co-operate       Yes                            No 
 

Please tick as appropriate 

 

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its compliance 

with the duty to co-operate, please also use this box to set out your comments.  
 

 
 

 

 

 

 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 

compliant and sound, in respect of any legal compliance or soundness matters you have 

identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 

incapable of modification at examination).  You will need to say why each modification will 

make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 

your suggested revised wording of any policy or text. Please be as precise as possible. 
 

Bullet point 1 should be amended to ensure a flood risk assessment is required 
where a site is in flood zone 3, not just 3a.  For example; 
 
A site-specific Flood Risk Assessment (FRA) is required where a site is: 
 
1. Within Flood Zone 3 or Flood Zone 2; 
 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

 

 

 

 

 

✓  

 

 

✓ 

✓ 
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Please note: In your representation you should provide succinctly all the evidence and 

supporting information necessary to support your representation and your suggested 

modification(s).  You should not assume that you will have a further opportunity to make 

submissions. 

After this stage, further submissions may only be made if invited by the Inspector, based 

on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to

participate in examination hearing session(s)?

✓

No, I do not wish to 

participate in  

hearing session(s) 

Yes, I wish to participate 

in  

hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 

session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to be

necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear those 

who have indicated that they wish to participate in hearing session(s).  You may be asked to 

confirm your wish to participate when the Inspector has identified the matters and issues for 

examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

✓ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

✓ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

✓ The Adoption of the Oldham Local Plan. 
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Confidentiality: This email and its contents and any attachments are intended only for the above named. As the email 
may contain confidential or legally privileged information, if you are not, or suspect that you are not, the above named or 
the person responsible for delivery of the message to the above named, please delete or destroy the email and any 
attachments immediately. 
Security and Viruses: This note confirms that this email message has been swept for the presence of computer viruses. 
However, we advise that in keeping with good management practice, the recipient should ensure that the email together 
with any attachments are virus free by running a virus scan themselves. We cannot accept any responsibility for any 
damage or loss caused by software viruses.  
Monitoring: The Council undertakes monitoring of both incoming and outgoing emails. You should therefore be aware 
that if you send an email to a person within the Council it may be subject to any monitoring deemed necessary by the 
organisation from time to time. The views of the author may not necessarily reflect those of the Council. 
Access as a public body: The Council may be required to disclose this email (or any response to it) under the Freedom 
of Information Act, 2000, unless the information in it is covered by one of the exemptions in the Act.  
Data Protection: The council is committed to ensuring that we are transparent about the ways in which we use personal 
information and that we have the right controls in place to ensure it is used responsibly and is kept safe from 
inappropriate access, theft or misuse. Further information on how we use personal information and individual's privacy 
rights can be found at www.oldham.gov.uk/dataprotection 
Legal documents: The Council does not accept service of legal documents by email. 

The information contained in this e-mail may be subject to public disclosure under the Freedom of 
Information Act 2000. Additionally, this email and any attachment are confidential and intended solely 
for the use of the individual to whom they are addressed. If you are not the intended recipient, be 
advised that you have received this email and any attachment in error, and that any use, dissemination, 
forwarding, printing, or copying, is strictly prohibited. If you voluntarily provide personal data by email, 
Sport England will handle the data in accordance with its Privacy Statement. Sport England’s Privacy 
Statement may be found here https://www.sportengland.org/privacy-statement/ If you have any queries 
about Sport England’s handling of personal data you can contact Gaile Walters, Sport England’s Data 
Protection Officer directly by emailing DPO@sportengland.org  
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

Part A 
1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable)
boxes below but complete the full contact details of the agent in 2.

Title 

First Name  Pauline 

Last Name  Shearer 

Job Title  Planning Manager 
(where relevant) 
Organisation  Sport England 
(where relevant) 
Address Line 1  Sportpark 

Line 2  1st Floor 

Line 3  3 Oakwood Drive 

Line 4  Loughborough 

Post Code  LE11 3QF 

Telephone Number 

E-mail Address  Planning.north@sportengland.org 
(where relevant) 
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy N3; D1; T1 Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
Sport England are supportive of the inclusion of reference to our Active Design guidance as the 
document provides clear guidance to encourage active lifestyles, through active environments and 
upholds and conforms to the aims of Section 8 of the NPPF in this regard and its inclusion in policy 
wording and RJs strengthens its role in doing this. 
 
CO2 is not included in the above reference as this policy needs amendments – see other Sport England 
comment in relation to it.  
 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
n//a 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

/ 

/ 

/ 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 
 
After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 
 
7. If your representation is seeking a modification to the plan, do you consider it necessary to 
participate in examination hearing session(s)? 
 

 / 
No, I do not wish to  
participate in  
hearing session(s) 

 
Yes, I wish to participate 
in  
hearing session(s) 

 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  
 
8.  If you wish to participate in the hearing session(s), please outline why you consider this to 
be necessary: 
 
 
 
n/a 
 
 
 
 
 
 
 
 
 
 
 
 
Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 
 
9. Finally, please tick whether you wish to be notified of any of the following: 
 

 / Submission of the Oldham Local Plan: Publication Plan for independent examination. 

 / Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

 / The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

 

Ref: 
 
 
(For official 
use only)  

 
 

Comments are invited until 11.59pm on Friday 27 March 2026 
 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 
 
Please return this form by: 
 

• emailing it to spi.consultations@oldham.gov.uk; or  

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, 

Spindles Shopping Centre, Oldham, OL1 1LA 

 
Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  
 

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

Part A 
1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable)
boxes below but complete the full contact details of the agent in 2.

Title 

First Name  Pauline 

Last Name  Shearer 

Job Title  Planning Manager 
(where relevant) 
Organisation  Sport England 
(where relevant) 
Address Line 1  Sportpark 

Line 2  1st Floor 

Line 3  3 Oakwood Drive 

Line 4  Loughborough 

Post Code  LE11 3QF 

Telephone Number 

E-mail Address  Planning.north@sportengland.org 
(where relevant) 

80



Part B – Please use a separate sheet for each 
representation 

Name or Organisation: 

3. To which part of the Local Plan does this representation relate?

Paragraph Policy CO1 Policies Map 

4. Do you consider the Local Plan is:

1.Legally compliant            Yes        No 

2.Sound            Yes        No 

3.Complies with the Duty to Co-operate       Yes        No 
Please tick as appropriate

5. Please give details of why you consider the Local Plan is not legally compliant or is
unsound or fails to comply with the duty to co-operate. Please be as precise as possible.
If you wish to support the legal compliance or soundness of the Local Plan or its compliance
with the duty to co-operate, please also use this box to set out your comments.

Sport England appreciates that the LPA is attempting to provide a policy to protect facilities and open space for sport 
and recreation, but is concerned that the current policy wording will not adequately do that. The issues with the policy 
are outlined below, but Sport England would like to work with the LPA to ensure that detailed policy wording fully 
conforms to the aims of the NPPF and provides sufficient clarity and protection of such facilities.  

The policy is somewhat confused as is sets out what is broadly needed for sport and recreation (and open spaces), 
then appears to possibly split those into separate policy requirements, however this is not clear. The introductory 
paragraphs18.1 and 18.2, include sport and recreation provision in the term ‘Open Space’ therefore the first part of 
the policy also includes how loss of sports facilities will be considered. 

CO1 - Paragraph 2 and the footnote reference will potentially limit the coverage of CO1 and potentially miss 
overlooked playing field sites. Sport England does not have the resources to review the policy map coverage to 
confirm or otherwise where this could be the case. 

Point 1 – this introduces the potential for conflict between typologies of;- open space; and sport and recreation 
facilities;  both rely on separate evidence bases where one could contradict another and would not provide 
appropriate levels of evidence based protection of playing fields and outdoor sport and recreation.   

Point 2 – includes reference to footnote 160 which is not appropriate to the assessment of playing field site. This point 
also does not include ‘sport and recreation’ therefore it would not apply to those sites, many of which would include 
playing field. 

Point 3 – this is an ‘enabling’ principle to justify loss of playing field which is not supported by Sport England. It is 
unclear as to the intent of this part of the policy.  

Paragraph 3 refers to the need for lost open space to be replaced by equivalent or better, however refers only to the 
need to have regard to the open space standards. The requirement to replace should also refer to the latest Playing 
Pitch Strategy and should insist that proposals meet the latest assessment requirements rather than using the phrase 
‘have regard to.’ Replacement should be evidence based rather than merely cross referenced with CO2. 

The second part of the policy ‘Playing fields, pitches and outdoor sports provision’ seeks to protect such sites using 
the whole of CO1. However for the reasons above, this may not offer sufficient protection. 

Sport England does not consider that the 2nd paragraph will provide sufficient protection for playing fields. Playing field 
loss should be avoided and should be considered in terms of Oldham’s up to date assessment of need. The term 
‘having regard to’ is too week to establish this in the policy wording. In addition, an assessment of any playing field 
loss should be based on Sport England’s playing field protection policy and exceptions to strengthen this policy.  

/
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The final paragraph introduces ambiguity with the phrase ‘where appropriate’ in considering replacement provision. 
Amended wording is suggested below for the second paragraph of this part of the policy which if included, negates 
the need for this final paragraph. 
 
RJ 18.5 Any lost provision needs to meet the tests of the NPPF and policy CO1 not CO2 which is a ‘provision’ policy. 
The LPA should avoid using the term ‘case-by-case’ as there is not definition of this and in any planning application 
submission, each will be determined on its own merits in any event. It is best to avoid referring to the PPOSS/PPS by 
date or state ‘as amended or updated.’ 
 
RJ 18.6 Sport England supportive of the wording which should be better expressed in the policy set out and wording 
as suggested below. This aim appears to be repeated somewhat at 18.8. Both paragraphs could be combined and 
reworded for better clarity. 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
The following are suggested rewording, however Sport England would prefer to see two separate policies for Open 
Space and Outdoor Sport and Recreation Facilities thereby ensuring clarity and providing the most appropriate policy 
wording for each. Currently CO1 is confused in terms of how each would be considered.  
 
Amended paragraph 2: 
Removal of footnote reference 158. 
 
Amended point 2: 
Removal of footnote reference 160. 
Reword as follows: 
‘Based on local evidence, the Council consider that the open space is surplus to local needs and the land is not 
required to meet deficiencies within its typology; or’ 
 
Amended paragraph 3: 
‘With the exception of circumstance 2 above, the loss of open space resulting from proposed development should be 
replaced by at least equivalent or improved open space (based on the latest needs assessment) either onsite in a 
different part of the proposed development, or offsite in a suitable location which should be determined by the 
identified deficiencies.’ 
 
Amended Playing fields, pitches and outdoor sports provision 
 
2nd paragraph 
It is suggested that the whole of paragraph 2 is replaced as follows: 
‘Development resulting in the loss of playing fields or outdoor sports provision (in whole or part) will not be supported 
unless the following is demonstrated: 

• A robust and up-to-date assessment has demonstrated, to the satisfaction of Sport England, that there is an 
excess of playing field provision in the area which will remain following the development and the site has no 
special significance to the interests of sport; 

• The proposed development is for ancillary facilities supporting the principal use of the site as a playing field, 
and does not affect the quantity or quality of playing pitches or otherwise adversely affect their use. 

• The proposed development affects only land incapable of forming part of a playing pitch, nor prejudices the 
use of any remaining areas of playing field. 

• The area lost will be replaced, prior to the commencement of development, by a new area of playing field:  
• of equivalent or better quality, and  
• of equivalent or greater quantity, and  
• in a suitable location, and  
•  subject to equivalent or better accessibility and management arrangements. 

• The proposed development is for an indoor or outdoor facility for sport, the provision of which would be of 
sufficient benefit to the development of sport as to outweigh the detriment caused by the loss, or prejudice 
to the use, of the area of playing field. 

Remove the final paragraph as the above will better ensure that lost facilities will be better replaced. 
 

(Continue on a separate sheet /expand box if necessary) 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

n/a 

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

 

Ref: 
 
 
(For official 
use only)  

 
 

Comments are invited until 11.59pm on Friday 27 March 2026 
 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 
 
Please return this form by: 
 

• emailing it to spi.consultations@oldham.gov.uk; or  

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, 

Spindles Shopping Centre, Oldham, OL1 1LA 

 
Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  
 

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

Part A 
1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable)
boxes below but complete the full contact details of the agent in 2.

Title 

First Name  Pauline 

Last Name  Shearer 

Job Title  Planning Manager 
(where relevant) 
Organisation  Sport England 
(where relevant) 
Address Line 1  Sportpark 

Line 2  1st Floor 

Line 3  3 Oakwood Drive 

Line 4  Loughborough 

Post Code  LE11 3QF 

Telephone Number 

E-mail Address  Planning.north@sportengland.org 
(where relevant) 
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Part B – Please use a separate sheet for each 
representation 

Name or Organisation: 

3. To which part of the Local Plan does this representation relate?

Paragraph Policy CO2 Policies Map 

4. Do you consider the Local Plan is:

1.Legally compliant            Yes        No 

2.Sound            Yes        No 

3.Complies with the Duty to Co-operate       Yes        No 
Please tick as appropriate

5. Please give details of why you consider the Local Plan is not legally compliant or is
unsound or fails to comply with the duty to co-operate. Please be as precise as possible.
If you wish to support the legal compliance or soundness of the Local Plan or its compliance
with the duty to co-operate, please also use this box to set out your comments.

As in CO1 both Open Space and Sport and Recreation appear to be combined which will result in confusion as they 
will be assessed differently and based on different evidence bases.  

Paragraph 1(and throughout) – ‘open space, sport and recreation provision’ reads as one singular provision whereas 
these are two very distinctive types. 

Paragraph 3 – refers to ‘open space needs and deficiencies’ – does this omit outdoor sport and recreation? If so, it 
should clarify. 

Paragraph 5 – Proposals for build sports facilities – which will include indoor sports facilities – must also be evidence 
based in accordance with NPPF paragraph 103. This is in the form of the Council’s Built Facilities Strategy and should 
be more explicitly expressed here. 

Paragraph 6 – the use of the term ‘where appropriate’ introduces ambiguity, what is meant by this? New and/or 
improved sport and recreation provision will need to be based on the latest evidence base in the needs assessment. 

Open Spaces Standards – this should make clearer that these do not apply to outdoor sport and recreation provision. 
Given paragraph 2 sits under this heading, it introduced confusion and ambiguity as to how the policy is applied to 
such site. The use of the term ‘site-by-site’ should be removed as it offers no value and proposals will be determined 
on their own merits in any event. 

Table CO1: Current Open Space Standards – this introduces ambiguity as it could include playing field sites which 
should be assessed separately and to accord with the NPPF, be based on the Council’s latest needs assessment 
rather than applying standards.  

Value Standard – if this does not apply to outdoor sport and recreation provision it should be made clear. However as 
stated, it could include playing field sites which should be assessed separately and to accord with the NPPF, be 
based on the Council’s latest needs assessment rather than applying standards.  

RJ 18.22 – Accessibility for outdoor sport provision should be based on the local evidence base for where facilities are 
required, not a walking distance standard. 

(Continue on a separate sheet /expand box if necessary) 
6. Please set out the modification(s) you consider necessary to make the Local Plan legally
compliant and sound, in respect of any legal compliance or soundness matters you have

/
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identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
Sport England would prefer to see two separate policies for New and Improved Open Space and Outdoor Sport and 
Recreation Provision thereby ensuring clarity and providing the most appropriate policy wording for each. Currently 
CO2 is confused in terms of how each would be considered.  

In addition the following should be considered:= 

Amended paragraph 5 wording: 
‘Proposals for built sports facilities and indoor sports provision will be supported where they are in accordance with 
other Local Plan policies, national planning policy and other relevant policy and guidance and based on the latest 
assessment of need in the borough.’ 

Removal of outdoor sports provision from under the heading for Open Space Standards. 

Caveat introduced in Table CO1 to remove/not relate to, any outdoor sports provision/playing field sites.  

Caveat introduced in Value Standard to remove/not relate to, any outdoor sports provision/playing field sites. 

Footnote = Built Facilities Strategy. 

RJ 18.22 amended wording: 

‘The accessibility standard is a measure of distance which reflects the accessibility needs of potential users of that 
type of open space provision. In general, smaller, local types of open spaces such as Children’s Play Areas, Amenity 
Greenspaces, smaller Natural and Semi-Natural spaces should be accessible within a short 10-to-15-minute walk 
time.’ 

To ensure that policy wording will not result in the unnecessary loss of playing field and sports 
facilities. 

(Continue on a separate sheet /expand box if necessary) 

Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:
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Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 
1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 
Title       
   
First Name  Pauline     
   
Last Name  Shearer     
   
Job Title   Planning Manager     
(where relevant)  
Organisation   Sport England     
(where relevant)  
Address Line 1  Sportpark     
   
Line 2  1st Floor     
   
Line 3  3 Oakwood Drive     
   
Line 4  Loughborough     
   
Post Code  LE11 3QF     
   
Telephone Number       
   
E-mail Address  Planning.north@sportengland.org     
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 

Name or Organisation: 

3. To which part of the Local Plan does this representation relate?

Paragraph Policy CO3 Policies Map 

4. Do you consider the Local Plan is:

1.Legally compliant            Yes        No 

2.Sound            Yes        No 

3.Complies with the Duty to Co-operate       Yes        No 
Please tick as appropriate

5. Please give details of why you consider the Local Plan is not legally compliant or is
unsound or fails to comply with the duty to co-operate. Please be as precise as possible.
If you wish to support the legal compliance or soundness of the Local Plan or its compliance
with the duty to co-operate, please also use this box to set out your comments.

1 – The provision of recreational and leisure – which are likely to encompass sports provision - are 
included as ‘community facilities’ in RJ paragraph 18.35. That being the case, the policy needs to 
ensure that these are offered the same protection to be compatible with the NPPF. Some sites may 
also include playing field land therefore the policy will not provide adequate protection for such sites. 

The loss of sites for recreation and leisure would therefore be supported by this policy if a-c is met. 
This Does not fully conform to paragraph 104 of the NPPF particularly b) as there is no requirement to 
‘replace’ for any loss resulting from built form. 

2 – The provision of any new recreation and leisure facilities should be based on the appropriate 
Council’s evidence base in the form of a needs assessment, for indoor provision this should be the 
Council’s Built Facilities Strategy. The policy merely requires proposals to meet points 1 & 2, which is 
not evidence led. As such the policy is in conflict with the NPPF paragraph 103 

(Continue on a separate sheet /expand box if necessary) 
6. Please set out the modification(s) you consider necessary to make the Local Plan legally
compliant and sound, in respect of any legal compliance or soundness matters you have
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is
incapable of modification at examination).  You will need to say why each modification will
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward
your suggested revised wording of any policy or text. Please be as precise as possible.
New and improved community facilities:- 
Additional requirement 3 – ‘An identified local need is met.’ 

Loss of sites and premises:- 
Additional requirement d – ‘the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable location.’ 

The policy should identify if playing fields and other outdoor sports provision are included within the 

/
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‘community facilities’ definition in term of recreations and leisure – it is these sites that may also 
contain such provision that will require better policy protection. 

The policy needs to ensure conformity with the NPPF paragraphs 103 and 104. 

The final paragraph is not appropriate as a local plan policy and appears to be based on opinion rather 
that the reliance on evidence base and needs assessment, as required by the NPPF. 

To provide policy wording that ensures new community facilities are appropriately evidence based. 
To ensure that policy wording sufficiently protects sites and premises used for recreation and leisure 
where sport is provided. 

(Continue on a separate sheet /expand box if necessary) 

Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

 

Ref: 
 
 
(For official 
use only)  

 
 

Comments are invited until 11.59pm on Friday 27 March 2026 
 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 
 
Please return this form by: 
 

• emailing it to spi.consultations@oldham.gov.uk; or  

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, 

Spindles Shopping Centre, Oldham, OL1 1LA 

 
Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  
 

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 
1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 
Title       
   
First Name  Pauline     
   
Last Name  Shearer     
   
Job Title   Planning Manager     
(where relevant)  
Organisation   Sport England     
(where relevant)  
Address Line 1  Sportpark     
   
Line 2  1st Floor     
   
Line 3  3 Oakwood Drive     
   
Line 4  Loughborough     
   
Post Code  LE11 3QF     
   
Telephone Number       
   
E-mail Address  Planning.north@sportengland.org     
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy CO4 Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
1 – The loss of sites can include land and buildings used for recreational and leisure – which are likely to 
encompass sports provision – the policy refers to the need to be considered under CO3, however Sport 
England are concerned, for the reasons as set out under that policy reference, that there is insufficient 
protection offered to such sites. This policy needs to ensure that indoor and outdoor sport provision at 
educational sites is offered the same protection as the NPPF. 
 
2 – The policy should be cross referenced with CO1 (when amended to provide sound indoor and 
outdoor sports protection). 
 
3 – Sport England support the intent to promote shared use of facilities, but would prefer this to be more 
explicit within the policy wording to avoid ambiguity. 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
Reference to CO1 as an amended version of that policy, in order to fully protect playing field and sports 
facilities. 
 
Reference to CO3 New and improved community facilities:- 
Additional requirement 3 – ‘An identified local need is met based on the Council’s latest assessment.’ 
 
Loss of sites and premises:- 
Additional requirement – ‘the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable location.’ 
 
Any loss of playing field should meet the tests of Sport England’s policy and will not be supported unless 
the following is demonstrated: 

• A robust and up-to-date assessment has demonstrated, to the satisfaction of Sport England, 

 

 

 

 

/ 
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that there is an excess of playing field provision in the area which will remain following the 
development and the site has no special significance to the interests of sport; 

• The proposed development is for ancillary facilities supporting the principal use of the site as a 
playing field, and does not affect the quantity or quality of playing pitches or otherwise 
adversely affect their use. 

• The proposed development affects only land incapable of forming part of a playing pitch, nor 
prejudices the use of any remaining areas of playing field. 

• The area lost will be replaced, prior to the commencement of development, by a new area of 
playing field:  

                 • of equivalent or better quality, and  
                 • of equivalent or greater quantity, and  
                 • in a suitable location, and  
                 •  subject to equivalent or better accessibility and management arrangements. 

• The proposed development is for an indoor or outdoor facility for sport, the provision of which 
would be of sufficient benefit to the development of sport as to outweigh the detriment caused 
by the loss, or prejudice to the use, of the area of playing field. 

 
Both would thereby ensure compliance in broad terms with the NPPF paragraphs 103 and 104. 
 
CO4 replacement wording of 2nd paragraph: 
 
‘Where opportunities arise through new built development and change of use, the shared use of facilities 
by the local community will be encouraged through planning conditions or planning obligations.’ 
 
 
To provide policy wording that ensures new community facilities are appropriately evidence based. 
To ensure that policy wording sufficiently protects sites and premises used for recreation and leisure 
where sport is provided. 
 

(Continue on a separate sheet /expand box if necessary) 
 

Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 
 
After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 
 
7. If your representation is seeking a modification to the plan, do you consider it necessary to 
participate in examination hearing session(s)? 
 

 / 
No, I do not wish to  
participate in  
hearing session(s) 

 
Yes, I wish to participate 
in  
hearing session(s) 

 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  
 
8.  If you wish to participate in the hearing session(s), please outline why you consider this to 
be necessary: 
 
 
 
Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 
 
9. Finally, please tick whether you wish to be notified of any of the following: 
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 / Submission of the Oldham Local Plan: Publication Plan for independent examination. 

 / Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

 / The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 
1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 
Title       
   
First Name  Pauline     
   
Last Name  Shearer     
   
Job Title   Planning Manager     
(where relevant)  
Organisation   Sport England     
(where relevant)  
Address Line 1  Sportpark     
   
Line 2  1st Floor     
   
Line 3  3 Oakwood Drive     
   
Line 4  Loughborough     
   
Post Code  LE11 3QF     
   
Telephone Number       
   
E-mail Address  Planning.north@sportengland.org     
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy IN2 Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
Sport England supports the aims of IN2 in seeking contributions for on-site or off-site facilities for sport 
resulting from the demand generated by a given development.  
 
However in RJ para.20.14 the words ‘outdoor and indoor sports facilities’ should be included as well as 
open space, as this better identifies the requirement for contributions towards those facility types. 
 
In adding this specific criteria, the policy RJ can also refer to the use of Sport England’s facility 
calculators as a basis for establishing the required facility costs. 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
 
As above.  
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

 

/ 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

Part A 
1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable)
boxes below but complete the full contact details of the agent in 2.

Title 

First Name  Pauline 

Last Name  Shearer 

Job Title  Planning Manager 
(where relevant) 
Organisation  Sport England 
(where relevant) 
Address Line 1  Sportpark 

Line 2  1st Floor 

Line 3  3 Oakwood Drive 

Line 4  Loughborough 

Post Code  LE11 3QF 

Telephone Number 

E-mail Address  Planning.north@sportengland.org 
(where relevant) 
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Part B – Please use a separate sheet for each 
representation 

Name or Organisation: 

3. To which part of the Local Plan does this representation relate?

Paragraph Policy IN3 Policies Map 

4. Do you consider the Local Plan is:

1.Legally compliant            Yes        No 

2.Sound            Yes                            No 

3.Complies with the Duty to Co-operate       Yes        No 
Please tick as appropriate

5. Please give details of why you consider the Local Plan is not legally compliant or is
unsound or fails to comply with the duty to co-operate. Please be as precise as possible.
If you wish to support the legal compliance or soundness of the Local Plan or its compliance
with the duty to co-operate, please also use this box to set out your comments.

Sport England fully supports the Council’s aims to maximise social value from development and 
encourages an assessment of how sport and physical activity. This has both a primary value - the 
wellbeing benefits that individuals experience from being active - and secondary value, which reflects the 
cost savings to public services like healthcare. 
Social value calculations are particularly important for community sport and physical activity, where lots 
of activity is self-organised or volunteer-led and much of its value to society comes in the form of 
improved wellbeing and better physical and mental health. 

Our latest guidance sets out how this is done: 
https://www.sportengland.org/research-and-data/research/social-value-and-return-investment-sport-and-
physical-activity 

(Continue on a separate sheet /expand box if necessary) 
6. Please set out the modification(s) you consider necessary to make the Local Plan legally
compliant and sound, in respect of any legal compliance or soundness matters you have
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is
incapable of modification at examination).  You will need to say why each modification will
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward
your suggested revised wording of any policy or text. Please be as precise as possible.

N/A 

(Continue on a separate sheet /expand box if necessary) 

/
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

 

Ref: 
 
 
(For official 
use only)  

 
 

Comments are invited until 11.59pm on Friday 27 March 2026 
 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 
 
Please return this form by: 
 

• emailing it to spi.consultations@oldham.gov.uk; or  

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception, 

Spindles Shopping Centre, Oldham, OL1 1LA 

 
Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  
 

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 
 

 
Part A 
 
1. Personal Details*      2. Agent’s Details (if applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable) 
boxes below but complete the full contact details of the agent in 2.   
 
Title       
   
First Name  Pauline     
   
Last Name  Shearer     
   
Job Title   Planning Manager     
(where relevant)  
Organisation   Sport England     
(where relevant)  
Address Line 1  Sportpark     
   
Line 2  1st Floor     
   
Line 3  3 Oakwood Drive     
   
Line 4  Loughborough     
   
Post Code  LE11 3QF     
   
Telephone Number       
   
E-mail Address  Planning.north@sportengland.org     
(where relevant)  
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy N2 Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
Whilst it is understood that the whole plan should be read as one, this policy encourages BNG provisions 
on areas which could feasibly include playing field land. This has the potential of putting undue pressure 
on playing field provision and could include BNG measures which do not require planning permission, 
therefore little control on how and where it is done. 
 
 
 
 
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 

Include an additional avoidance clause: 

Suggested added wording – “Any biodiversity enhancements on playing field land will need to 
meet the requirements of Sport England’s Playing Field Policy and Guidance and paragraph 104 
of the NPPF.” 

 
 
 
The policy could result in an unacceptable, nor fully assessed, loss of playing field land. 
 
 

(Continue on a separate sheet /expand box if necessary) 

 

/ 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 
 
After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 
 
7. If your representation is seeking a modification to the plan, do you consider it necessary to 
participate in examination hearing session(s)? 
 

 / 
No, I do not wish to  
participate in  
hearing session(s) 

 
Yes, I wish to participate 
in  
hearing session(s) 

 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  
 
8.  If you wish to participate in the hearing session(s), please outline why you consider this to 
be necessary: 
 
 
 
 
 
 
 
 
 
 
 
 
Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 
 
9. Finally, please tick whether you wish to be notified of any of the following: 
 

 / Submission of the Oldham Local Plan: Publication Plan for independent examination. 

 / Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

 / The Adoption of the Oldham Local Plan. 
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to 

the Secretary of State for consideration by the Planning Inspector(s) as part of the Examination 

in Public. Comments and names will be published. Full details of how your information will be 

shared can be found in the Strategic Planning and Information Privacy Notice which can be 

found on the council’s website at 

https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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This form has two parts – 
Part A – Personal Details:  need only be completed once. 
Part B – Your representation(s).  Please fill in a separate sheet for each representation you wish to make. 

Part A 
1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation (if applicable)
boxes below but complete the full contact details of the agent in 2.

Title 

First Name  Pauline 

Last Name  Shearer 

Job Title  Planning Manager 
(where relevant) 
Organisation  Sport England 
(where relevant) 
Address Line 1  Sportpark 

Line 2  1st Floor 

Line 3  3 Oakwood Drive 

Line 4  Loughborough 

Post Code  LE11 3QF 

Telephone Number 

E-mail Address  Planning.north@sportengland.org 
(where relevant) 
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy OL4 Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
Where the Local Green Spaces as listed in Table OL1 contain playing field, the policy does not provide 
sufficient protection and is inconsistent with the NPPF in this regard. 

The 2015 Order defines a playing field as: ‘the whole of a site which encompasses at least one playing 
pitch.’ The definition refers to the whole of a site and does not differentiate between different types of 
ownership or use. 

The term ‘inappropriate development’ is not defined as relative to playing field and outdoor sports 
facilities. The policy needs to define – as with CO1 – the difference between open space and outdoor 
sports and recreation facilities. ‘Appropriate’ development may still result in harm impact on/or loss of 
playing field. 

The ‘exceptions’ in this policy do not conform to the requirements for sports and recreational buildings 
and land, including playing fields as outlined in NPPF paragraph 104. 
 

(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
Suggested added wording to reflect the intent of Sport England's Playing Fields Policy Exception E4 
and Planning for Sport Objective 'Protect' which requires replacement provision to be accessible to 
existing and new users within catchment. Exception E4 states: 

"Any area of playing field to be lost as a result of the proposed development will be replaced 
prior to commencement of development, by a new area of playing field: 
- of equivalent or better quality, and 
- of equivalent or greater quantity, and 
- in a suitable location, and 
- subject to equivalent or better accessibility and management arrangement." 

 

 

 

 

 

/ 
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Define the term ‘inappropriate development’ relative to playing field and outdoor sports facilities. The 
policy needs to define – as with CO1 – the difference between open space and outdoor sports and 
recreation facilities.  

Ensure the ‘exceptions’ in this policy include the requirements for sports and recreational buildings and 
land, suggested to be based on Sport England’s playing field policy where that applies and more 
generally for sports facilities, based on the NPPF 104. 

The policy could result in an unacceptable nor fully assessed loss of playing field land and/or sports 
facilities. 

(Continue on a separate sheet /expand box if necessary) 

Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

/ 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

/ Submission of the Oldham Local Plan: Publication Plan for independent examination. 

/ Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

/ The Adoption of the Oldham Local Plan. 

113



114

Reuben Passi
Rectangle



Savills plc is a holding company, subsidiaries of which are authorised and regulated by the Financial 
Conduct Authority (FCA) 

Savills (UK) Limited. A subsidiary of Savills plc. Registered in England No 2605138. Regulated by RICS. 
Registered office: 33 Margaret Street, London, W1G 0JD. 

Savills Advisory Services Limited. A subsidiary of Savills plc. Registered in England No 06215875. 
Regulated by RICS. Registered office: 33 Margaret Street, London, W1G 0JD. 

Savills Commercial Limited. A subsidiary of Savills plc. Registered in England No 2605125. Registered 
office: 33 Margaret Street, London, W1G 0JD. 

Savills Channel Islands Limited. A subsidiary of Savills plc. Registered in Guernsey No. 29285. 
Registered office: Royal Terrace, Glategny Esplanade, St Peter Port, Guernsey, GY1 2HN. Registered with 
the Guernsey Financial Services Commission. No. 86723. 

Martel Maides Limited (trading as Savills). A subsidiary of Savills plc. Registered in Guernsey No. 18682. 
Registered office: Royal Terrace, Glategny Esplanade, St Peter Port, Guernsey, GY1 2HN . Registered 
with the Guernsey Financial Services Commission. No. 57114. 

We are registered with the Scottish Letting Agent Register, our registration number is LARN1902057. 

Please note any advice contained or attached in this email is informal and given purely as guidance 
unless otherwise explicitly stated. Our views on price are not intended as a formal valuation and should 
not be relied upon as such. They are given in the course of our estate agency role. No liability is given to 
any third party and the figures suggested are in accordance with Professional Standards PS1 and PS2 of 
the RICS Valuation – Global Standards (incorporating the IVSC International Valuation Standards) 
effective from 31 January 2025 together, the ''Red Book'. Any advice attached is not a formal ("Red Book") 
valuation, and neither Savills nor the author can accept any responsibility to any third party who may 
seek to rely upon it, as a whole or any part as such. If formal advice is required this will be explicitly 
stated along with our understanding of limitations and purpose. 

BEWARE OF CYBER-CRIME: Our banking details will not change during the course of a transaction. 
Should you receive a notification which advises a change in our bank account details, it may be 
fraudulent and you should notify Savills who will advise you accordingly.  
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From: Planning Policy 
Sent: 27 March 2026 09:08
To: SPI Consultations
Subject: Response to the Oldham Local Plan reg 18 consultation
Attachments: 2026 MS and CL response to Oldham Local Plan reg 18.pdf

On behalf of my clients McCarthy and Stone and Churchill Living, please find attached a response to the Oldham 
Local Plan reg 18 consultation.  

Please could you make sure we are added to your Local Plan database. 

Thank you.  

With kind regards 

Natasha Styles 
Senior Planning Associate 

The Planning Bureau Limited 

4th Floor, 100 Holdenhurst Road, Bournemouth, Dorset, BH8 8AQ, UK 

Disclaimer – The information in this e-mail and any attachments is confidential and may be legally 
privileged and protected by law. If you have received it in error please notify us immediately and then 
delete it. Unauthorised use, dissemination, distribution, publication or copying of this communication is 
prohibited. You should carry out your own virus checks before opening any attachment. The Planning 
Bureau accepts no liability for any loss or damage which may be caused by software viruses. The 
Planning Bureau Limited. Registered in England and Wales No. 2207050. Registered Office: 4th Floor, 
100 Holdenhurst Road, Bournemouth, Dorset, BH8 8AQ.  

023 Natasha Styles - The Planning Bureau on behalf
 of McCarthy and Stone and Churchill Living
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Strategic Planning and Information 
Oldham Council 
First Floor Reception 
Spindles Shopping Centre 
Oldham 
OL1 1LA 

. 

Via email: SPI.Consultations@oldham.gov.uk 27th March 2026 

Dear Sir / Madam 

McCARTHY STONE & CHURCHILL LIVING RESPONSE TO THE OLDHAM LOCAL PLAN REGULATION 18  
CONSULATION.  

McCarthy Stone (MS) and Churchill Living (CL) are independent housebuilders specialising in specialist 
housing for older people. Together, they are responsible for delivering approximately 90% of England’s 
specialist owner-occupied retirement housing. Both operators are therefore well placed to provide 
comment on the policy barriers that may have the potential to restrict supply within the sector. 

Please find below our comments on the draft local plan insofar as they impact the delivery of specialist 
accommodation for older persons. These comments are intended to assist the council in formulating 
approaches which are both workable in practice and avoid stymying the delivery of a housing typology 
which the PPG describes as ‘critical’ in terms of addressing housing need. 

Policy H3 - Housing Mix 
We support policy H3 in its recognition at point 3 that the developments  for specialist accommodation, 
such as for older and/ or disabled people will have an alternative housing mix to that detailed within the 
policy.  

Policy H5 - Affordable Housing  and Policy H4 - Providing for Local Housing Needs  
We note that that policy H5 supports the delivery of new specialist accommodation and supported 
housing, including Age-restricted general market housing, Extra Care Housing, Sheltered Housing/ 
Assisted Living; and  Nursing and Care Homes.  

Policy H4 then states that ‘Specialist housing provision of 10 homes and above are expected to provide 
affordable housing, in line with Local Plan Policy H5’.  

As there is no other detail within Policy H5, it is assumed that this requires specialist hosing to deliver 
affordable housing in line with mainstream housing.  H5 sets a variable affordable housing requirement of 
20% on brownfield sites and 25% on green field sites in the high value area and 10% on all sites in Low 
Value areas.  

We note that the Oldham Local Plan Viability Assessment, December 2025, Aspinall Verdi has not tested 
specialist housing for older people as a typology.  Given that the one scheme tested with houses and flatted 
development (rather than just houses)  within this Viability  assessment has been found to not be viable as 
confirmed in para 8.24 of the Viability Assessment that states ‘For the 100-unit scheme, which tested 
houses and flats at 50 dph, there is no sensitivity scenario that would make the scheme viable’, we would 
advocate that that if specialist housing for older people were to be tested within this study, the typology 
would be found to be even less viable than the scheme tested with flatted development and with such an 
outcome the plan should then seek to exempt specialist housing for older people from affordable housing 
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to ensure that such specialist schemes are delivered, especially given the large need for this typology and 
the requirements of the Viability PPG.  

To clarify our position, the Council should note that the viability of specialist older persons’ housing is more 
finely balanced than ‘general needs’ housing.  Specialist housing schemes for older people are different to 
mainstream housing and tend to be flatted developments based around communal facilities and 
community living and delivered on smaller sites.  Older persons housing therefore differs from a standard 
model of development because, as confirmed within the PPG (Paragraph: 010 Reference ID: 63-010-
20190626) it generally has additional facilities such as extensive communal areas, such as space to 
socialise, a wellbeing centre as well as a care service with 24 hour access to support services and staff, 
meals are also often available.  This enables residents to live much more independently than they would 
otherwise.  However, the facilities do take up floorspace and there are other additional costs which make 
the viability of such schemes much more challenging.  This is all in addition to facilities provided in a 
mainstream flatted scheme and makes scheme even less viable. 

If the council decided to test older persons housing for viability and affordable housing, we would direct 
the Council towards the Retirement Housing Consortium paper entitled ‘A briefing note on viability’ 
prepared for Retirement Housing Group by Three Dragons, May 2013 (updated February 2016 (‘RHG 
Briefing Note’) available from https://retirementhousinggroup.com/rhg/wp-content/uploads/2017/01/CIL-
viabiilty-appraisal-issues-RHG-February-2016.pdf.  The RHG Briefing Note establishes how sheltered 
housing and extra care development differs from mainstream housing and looks at the key variables and 
assumptions that can affect the viability of specialist housing for older people.  These key variables include 
unit size, unit numbers and GIA, non-saleable communal space, empty property costs, external build cost, 
sales values, build costs, marketing costs and sales periods and significantly variable benchmark land 
values.   

Once the older people’s housing typology has been tested through the Viability Assessment and if it is 
found to be substantially unviable, requiring such sites to in effect, go through a Viability Assessment at the 
application stage is contrary to national policy and instead an exemption should be provided within policy 
H5. This approach would also be consistent with other Council’s Local Plans. For example, Swale, 
Charnwood, Fareham, Hyndburn, Birmingham, Teignbridge, North Norfolk, Leicestershire, Dudley, Great 
Yarmouth, Rugby and East Suffolk, based on detailed viability evidence have adopted Local Plan’s or at the 
later stages of plan preparation (Main mods) that exempts older people’s housing schemes from affordable 
housing. Fareham’s also exempts older persons housing from their Community Infrastructure Levy charge. 
As such the following wording should be introduced to the policy. 

Any affordable housing requirement for older people’s housing would therefore create an unrealistic, over 
aspirational policy requirement that will undermine deliverability. The plan as written, will not deliver much 
needed older peoples housing in line with need without further viability assessment and is therefore not 
justified or effective. 

We are also of the view that given the large need or older persons housing  identified in paragraphs 8.30 to 
8.32 of the draft plan and  that at para 8.31 identifies a substantial need for 3,138 specialist older persons 
dwellings over the plan period or 165 a year,  that the exemption to affordable housing for specialist housing 
should not need to be based on need for older persons housing, as this need is already well established.  
We would therefore recommend that point b of H5 is amended as follows:  

b) that provide specialist housing to meet local housing needs.

Policy IN2 – Planning Obligations 
Policy IN2 requires a clawback mechanism to be incorporated into legal agreements where appropriate in 
such instances where a site specific viability assessment is submitted to justify a lower rate of planning 
obligations than the policy compliant level.  

Paragraph: 010 Reference ID: 10-010-20251216-of the government guidance on Viability states the 
following:  
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‘Plans should set out circumstances where review mechanisms may be appropriate, as well as clear 
process and terms of engagement regarding how and when viability will be reassessed over the lifetime of 
the development to ensure policy compliance and optimal public benefits through economic cycles. Policy 
compliant means development which fully complies with up to date plan policies. A decision maker can 
give appropriate weight to emerging policies. 

In order to introduce such a review mechanism, there must be a clear and specific policy basis for any 
review mechanism being imposed in line with PPG Viability para 009 Reference ID: 10-009-20190509. A 
significant number of recent Planning Appeals and case law have reinforced this point.  A review 
mechanism and detail within it that sits within a planning obligation needs to be considered and assessed 
through the Local Plan process.  This should include the consideration of variables such as trigger points, 
costs, land values, how surplus is split and other definitions. The plan currently does not do this.  

In addition, for a large or multi-phase development which will be delivered over a long period it makes 
sense to check whether a scheme's viability has changed with market movements. However, for a small 
single phased site, such as a much needed older persons housing scheme that is built in one phase , the 
Inspectorate have repeatedly noted that review mechanisms are unnecessary.  For example, under Appeal 
decision reference APP/C4235/W/120/3256972 dated 1st April 2021, the Inspector noted in paragraph 17 
that ‘as the development would almost certainly be completed in a single phase with an estimated build 
time of 12-18 months, it is not the sort of large multi-phased scheme where stronger arguments for a 
review/clawback mechanism may otherwise exist’. 

The acknowledgement that review mechanism should only apply to larger schemes is also being 
recognised by Local Plan inspectors.  For example the Local Plan Inspectors report for the Amber Valley 
Local Plan requires a main modification to the plan that makes it clear that the review mechanism policy 
only applies to large schemes.   This  is introduced to make makes the plan more effective and provides 
certainty.  The inspector concluded as follows. :  

170. The final section of the policy addresses the use of review mechanisms for Section 106 agreements.
To provide certainty, and thus the effectiveness of the policy, it is necessary for MM55 to amend the wording
so that it clarifies that this relates to larger sites that will come forward over a longer period of time, and not
all proposals.

Therefore, if a review mechanism is to be introduced the detail within any review mechanism needs be 
published so it can be fully assessed through the Local Plan process, this must also include an exemption 
for single phased schemes as repeatedly noted by the planning inspectorate.   

The following wording should therefore be incorporated into policy IN2.  

• Single-phased development schemes will not be subject to a review mechanism.

Policy IN3 - Delivering Social Value and Inclusion 

Policy IN3 requires applications for major development to be supported by a Social Value Strategy.  
Much needed older Persons’ Housing produces a large number of significant benefits which supports local 
residents and vulnerable older people.  Older persons housing delivers inclusive and accessible 
environment for elderly people that promotes opportunity for good physical and mental health whilst 
combatting loneliness.  This is integral to older persons housing schemes and is all detailed within planning 
statements supporting schemes delivering older persons housing.   

In addition, older persons housing schemes  can help to reduce the demands exerted on Health and Social 
Services and other care facilities – not only in terms of the fact that many of the residents remain in better 
health, both physically and mentally, but also doctors, physiotherapists, community nurses, hairdressers 
and other essential practitioners can all attend to visit several occupiers at once.  This leads to a far more 
efficient and effective use of public resources and greatly adds to Social Value and inclusion.  
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A report “‘Healthier and Happier’ An analysis of the fiscal and wellbeing benefits of building more homes 
for later living” by WPI Strategy for Homes for Later Living explored the significant savings that Government 
and individuals could expect to make if more older people in the UK could access this type of housing. The 
analysis showed that: 

• ‘Each person living in a home for later living enjoys a reduced risk of health challenges,
contributing to fiscal savings to the NHS and social care services of approximately £3,500 per year.

• Building 30,000 more retirement housing dwellings every year for the next 10 years would generate 
fiscal savings across the NHS and social services of £2.1bn per year. 

• On a selection of national well-being criteria such as happiness and life satisfaction, an average
person aged 80 feels as good as someone 10 years younger after moving from mainstream housing
to housing specially designed for later living.’ 

In addition, specifically designed housing for older people offers significant opportunities to enable 
residents to be as independent as possible in a safe and warm environment. Older homes are typically in 
a poorer state of repair, are often colder, damper, have more risk of fire and fall hazards. They lack in 
adaptions such as handrails, wider internal doors, stair lifts and walk in showers. Without these simple 
features everyday tasks can become harder and harder. 

Given the above and the large need for older persons housing in Oldham, we feel that an exemption should 
be provided to older persons housing scheme to having to provide a social value strategy.   

Recommendation: 
For the plan to be in line with national policy and effective the following wording should be added to para 2 
of the policy to recognise the health benefits of older persons housing.  

Specialist Housing for older people has a number of social benefits and proposals for such schemes 
will not be required to submit a Social Value Strategy.  

Policy N2 - Restoring Nature   
We support the policy in its requirement for a minimum of 10% BNG however, the Council should also 
reconsider the additional wording it proposes with regard to BNG to ensure the policy is in line with the 
guidance and statutory instruments that the government have recently updated / published regarding 
statutory Biodiversity Net Gain.  The Council should then amend the preferred options so that it is 
consistent with any updated guidance and regulations.    

• Reconsider the additional policy wording to ensure it is consistent with recently published
legislation and planning guidance.

Thank you for the opportunity for comment. 

Yours faithfully 

Natasha Styles 
Senior Planning Associate 
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From: Edward Taylor 
Sent: 27 March 2026 23:43
To: SPI Consultations
Subject: Comments on the Reg 19 Local Plan - CPRE Lancashire, Liverpool City Region and Greater 

Manchester
Attachments: Oldham Local Plan Reg 19 Form CPRE Lancashire, Liverpool City Region and Greater Manchester.rtf

Please find a ached the comments on the Reg 19 Dra  Oldham Local Plan  
- CPRE Lancashire, Liverpool City Region and Greater Manchester

regards 

--  
Edward Taylor (MRTPI, MCD, MA Urban Design) 
Planning Director CPRE Lancashire, Liverpool City Region and Greater Manchester 

044 Edward Taylor - CPRE Lancashire, Liverpool 
City Region and Greater Manchester
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Oldham Local Plan 
Publication Plan Stage Representation Form 

Ref: 

(For official 
use only)  

Comments are invited until 11.59pm on Friday 27 March 2026 

CONSULATION PERIOD EXTENDED TO FRIDAY 27 MARCH 2026 

Please return this form by: 

• emailing it to spi.consultations@oldham.gov.uk; or

• posting to: Strategic Planning and Information, Oldham Council, First Floor Reception,

Spindles Shopping Centre, Oldham, OL1 1LA

Alternatively, please complete the online response form via the Council’s consultation 
platform at https://bigoldhamconvo.oldham.gov.uk/  

All representations received within the representation period will be submitted electronically to the 

Secretary of State for consideration by the Planning Inspector(s) as part of the Examination in 

Public. Comments and names will be published. Full details of how your information will be shared 

can be found in the Strategic Planning and Information Privacy Notice which can be found on the 

council’s website at https://www.oldham.gov.uk/info/200585/local plan/1825/consultation.  
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: CPRE Lancashire, Liverpool City Region and Greater 
Manchester 
 
3. To which part of the Local Plan does this representation relate? 
 
Paragraph  Policy Policy H2 - 

Density of 
New 
Housing 

Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
The policy is generally welcome but the indicative minimum densities are based on those in 
Places for Everyone which was adopted before the latest draft NPPF which has greater 
emphasis on promoting density. In urban areas, especially near to public transport nodes, the 
policy should through good urban design encourage higher densities than the minimum 
wherever appropriate so as to make more efficient use of land, improve viability of services 
including public transport, promote active travel and reduce pressure on the green belt. 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
It is important in making the most efficient use of land, to achieve appropriate 
densities on residential developments. In line with PfE Policy JP-H4, new 
residential developments should achieve the minimum densities set out in Table 
H2 below but in urban areas, especially near to public transport nodes, higher densities will be 
supported where they are well designed and appropriate taking into consideration housing 
needs, local character and appropriate building forms and can be achieved without causing 
harm to amenity.  
 
 
 
 

(Continue on a separate sheet /expand box if necessary) 
  

  X 

 

X 

 

   X 
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: CPRE Lancashire, Liverpool City Region and Greater Manchester 
 
3. To which part of the Local Plan does this representation relate? 

 
Paragraph  Policy Policy OL2 

- Oldham's 
Green Belt 

Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 
5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
 
The section of the policy that addresses stables states that “the Council will have regard to the 
design, layout, and form of construction of any buildings to assess the suitability for stabling 
purposes.” Lighting should be explicitly mentioned as some stables are often very brightly lit 
and this can cause harm to wildlife and amenity. 
 
 
 
 
(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
 
Suggested wording: “….the Council will have regard to the design including lighting scheme 
with consideration of its impact on wildlife and amenity, layout, and form of construction of any 
buildings to assess the suitability for stabling purposes.” 
 
 
 
(Continue on a separate sheet /expand box if necessary) 
  

  X 

 

X 

 

   X 
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: CPRE Lancashire, Liverpool City Region and Greater Manchester 
 
3. To which part of the Local Plan does this representation relate? 

 
Paragraph  Policy Policy D1 – 

Achieving 
High 
Quality 
Design 

Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 

5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
9 incorporate appropriate landscaping and urban greening, such as green roofs, green walls, 
trees and shrubs and support nature through the incorporation of wildlife-friendly features 
(such as nest boxes) and integration with the nature recovery network; is generally positive 
but more could be said about encouraging and preserving local biodiversity. 
 
In urban areas, especially near to public transport nodes, the policy should recognise that 
where appropriate and taking into consideration housing needs, local character and 
appropriate building forms, high quality urban design can enable higher densities and mixing 
of uses such as ground floor non-residential uses with residential above so as to make more 
efficient use of land, improve viability of services including public transport, promote active 
travel and reduce pressure on the green belt. 
 
 
 
(Continue on a separate sheet /expand box if necessary) 
6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 

  X 

 

X 

 

   X 
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… Development proposals, where applicable, should through their design: 

9 incorporate appropriate landscaping and urban greening, such as green roofs, green walls, 
trees and shrubs and support nature through the incorporation of wildlife-friendly features 
(such as nest boxes), integration with the nature recovery network and the preservation and 
enhancement of local biodiversity. 

14 in urban areas, especially near to public transport nodes, where appropriate and where 
they can be achieved without causing harm to amenity and taking into consideration housing 
needs, local character and appropriate building forms, enable higher densities and mixing of 
uses such as ground floor non-residential uses with residential above so as to make more 
efficient use of land, improve viability of services including public transport, promote active 
travel and reduce pressure on the green belt. 

(Continue on a separate sheet /expand box if necessary) 
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Part B – Please use a separate sheet for each 
representation 
 
 
Name or Organisation: CPRE Lancashire, Liverpool City Region and Greater Manchester 
 
3. To which part of the Local Plan does this representation relate? 

 
Paragraph  Policy Policy T2 – 

Travel 
Hubs and 
Park and 
Ride 
Facilities 

Policies Map  

 
4. Do you consider the Local Plan is: 
 
1.Legally compliant                                       Yes                            No 
 
2.Sound                                                         Yes                            No 
 
3.Complies with the Duty to Co-operate       Yes                            No 
 
Please tick as appropriate 
 

5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its compliance 
with the duty to co-operate, please also use this box to set out your comments.  
 
 
Park and Ride Facilities can reduce car journeys but generally tend to do so only when they 
are located near to journey origin such as a residential area (remote P&Rs)) rather than when 
located close to their destination (peripheral P&Rs)’ such as a town centre. A study published 
in the Journal of Transport Geography (Volume 30, June 2013, Pages 7-16, Transport and 
environmental effects of rail-based Park and Ride: evidence from the Netherlands, Giuliano 
Mingardo) states that ‘ large differences have been found between the net impact of P&Rs 
according to their function: remote P&Rs perform better than peripheral P&Rs’ 
 
A study (Dijk, M. and Parkhurst, G. (2014) Understanding the mobility-transformative qualities 
of urban park and ride polices in the UK and the Netherlands. International Journal of 
Automotive Technology and Management, 14 (3/4). pp. 246-270.) showed that policy to 
support P+R is not straightforward but full of potential counter effectiveness. It needs an 
integrated policy approach to transport, encompassing (restricted) car use, (improved or 
improved access to) public transport, walking and cycling etc. and must be based on an 
integrated understanding of travel behaviour, infrastructures, operators and policy. 
 
 
 
 
 
 
(Continue on a separate sheet /expand box if necessary) 

  X 

 

X 

 

   X 
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6.  Please set out the modification(s) you consider necessary to make the Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters you have 
identified at 5 above.  (Please note that non-compliance with the duty to co-operate is 
incapable of modification at examination).  You will need to say why each modification will 
make the Local Plan legally compliant or sound.  It will be helpful if you are able to put forward 
your suggested revised wording of any policy or text. Please be as precise as possible. 
 
 
The Council will support schemes for new and improved travel hubs and remote P&R 
park and ride facilities locations as opposed to peripheral ones where it can be 
demonstrated that the proposed facility: 
 
1. forms part of a wider strategy for increasing the use of public transport and active travel 
based on an integrated understanding of travel behaviour  including infrastructures, operators 
and policy including restricting car use and improving access to public transport, walking and 
cycling and regulating any unintended effects, especially improper use etc. and has been 
developed in conjunction with Transport for Greater Manchester and, where appropriate, other 
organisations such as Highways England and Network Rail. The use and impact of the facility 
should be regularly monitored. 
 
 
 
(Continue on a separate sheet /expand box if necessary) 
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Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 

7. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in examination hearing session(s)?

X 
No, I do not wish to 
participate in  
hearing session(s) 

Yes, I wish to participate 
in  
hearing session(s) 

Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate.  

8. If you wish to participate in the hearing session(s), please outline why you consider this to
be necessary:

Please note the Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s).  You may be 
asked to confirm your wish to participate when the Inspector has identified the matters and 
issues for examination. 

9. Finally, please tick whether you wish to be notified of any of the following:

X Submission of the Oldham Local Plan: Publication Plan for independent examination. 

X Publication of the Inspector’s Report on the Examination of the Oldham Local Plan: Publication Plan. 

X The Adoption of the Oldham Local Plan. 
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