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Oldham Local Plan Examination

Inspectors’ Initial Questions 

Dear Mr Richards

1. Further to the recent submission of the Oldham Plan for Examination, we are writing with some initial questions for the Council which we anticipate will help us to frame our formal questions. We look forward to working with you at what we hope will be a productive Examination.

2. The following Initial Questions relate to factual questions that have arisen as we start to review the evidence base. If the information we are seeking is contained within a specific document we are happy for you to just signpost us to where the information can be found. Where we anticipate that further information is needed we have indicated this below.
Procedural Matters

3. We understand that the Council does not currently have a Leader and has referred itself to the Ministry of Housing Communities and Local Government (MHCLG). In light of this, can the Council advise on whether there is currently a Portfolio Holder for planning, and if not, what arrangements are in place for ensuring the Council has the legal authority to address procedural matters arising from the examination of the Plan? In particular, is the Council intending to submit a schedule of proposed Main Modifications to the Plan, and if so when is this likely to be submitted? 

4. The most recent version of the National Planning Policy Framework (the Framework) was published in August 2026. However, Annex 1, paragraph 8 of the August 2026 Framework includes transitional arrangements which apply to the Plan. These transitional arrangements are set out in the December 2024 version of the Framework, Paragraph 234c of which refers to plans that include policies to deliver the level of housing and other development set out in a preceding local plan adopted since 12 March 2020. Such plans are to be considered against the ‘relevant previous version of the Framework’ (per paragraph 235 of the December 2024 Framework).

5. Greater Manchester Places for Everyone Plan (PfE) (adopted 21 March 2024) is a ‘preceding local plan’ in this context, which provides the strategic context for housing and employment needs. It therefore follows that a ‘relevant previous version’ of the Framework will provide the national policy context for the examination of these matters. The phrase ‘relevant previous version’ is undefined in the December 2024 Framework itself. However, the Council’s attention is drawn to the ‘Government response to the proposed reforms to the National Planning Policy Framework and other changes to the planning system consultation’ of 27 February 2025, which states that the transitional arrangements included in the December 2024 Framework

“provide clarification that plans brought forward to implement policies to deliver housing and other development set out in a preceding plan… will not be required to be updated to reflect the policies in this Framework. The intention behind this is to allow plans that have been bought forward subsequent to strategic plan policies to continue to be prepared under the same Framework.”

6. The Council consider that the 2021 Framework constitutes the ‘relevant previous version’ for the purposes of the examination. 

7. To assist with our consideration of this matter it would be helpful if the Council could provide brief but comprehensive answers to the following questions. 
· Why the Council considers the 2021 Framework to constitute the relevant previous version of the Framework for the purposes of this examination, and whether the updated version of this issued in September 2023 should provide the context for the examination?
· As PfE does not set out development needs relating to Gypsy and Traveller accommodation whether the transitional arrangements set out in paragraph 234(c) of the December 2024 Framework apply to the Plan in terms of these specific needs?
8. The Council have referred to the preparation of the Spatial Development Strategy (SDS) for Greater Manchester. Please advise on the Council’s assumptions for the likely delivery and adoption of the SDS. Likewise, please can the Council advise on the progress and timeframes of any new minerals and waste plans, including whether such plans are likely to be subsumed into the SDS or whether there is an intention to prepare a new joint plan(s).

9. Can the Council please advise of any outstanding documents which they intend to submit as part of the evidence base, and, where relevant, advise us of a date for submission of this information. In particular, can the Council advise if they intend to provide the following documents, or are seeking to rely on evidence informing PFE:
· A Heritage Impact Assessment or similar work which informs the assumptions within the Strategic Land Availability Assessment (SHLAA).
· A Transport Impact Assessment addressing the cumulative impacts of the development anticipated within the Plan.
· An update of the Oldham Retail and Leisure Study Stantec 2020.
· A methodology setting out how proposed Green Belt alterations were assessed and which details exceptional circumstances for any alterations as per the requirements of the Framework (paragraph 140 of the 2021 version).
· Can the Council confirm they are satisfied that the Local Green Space and Open Space Study which dates from 2021 and 2022 is up to date, or that any relevant updates to reflect recent development will be provided during the examination.
· The Council should also advise us of the timescale for submission of any outstanding Statements of Common Ground with statutory undertakers.
Scope of the Plan

10. We note that Appendix 1 of the Plan sets out the policies in the Core Strategy and the UDP which are to be replaced by PFE and the Oldham Part 2 Plan. Allocations in the UDP are included within the housing land supply on page 22 of HO01 but Paragraph 1.10 of the Plan states that policies and allocations in the UDP will be superseded by this Plan. Therefore, can the Council provide us with details of any policies or allocations in the UDP which are not intended to be superseded and so are to be read alongside the Part 2 Plan (or point us to where this information is within the evidence base). Likewise, please advise as to which, if any, parts of the Joint Core Strategy and Development Management Policies are to remain part of the Local Development Scheme (LDS). We note that a number of sites in the housing supply which are Saved UDP allocations (Table 10 of SO03) do not have permission and are seeking clarity as to whether these sites are to be carried forward as allocations within this Plan.

11. Paragraph 2.3 of the Plan and Doc SD06 states that the Plan provides a range of “non-strategic development management policies”. Can the Council therefore confirm whether they consider any of the policies in the Plan to be “strategic policies”? 

12. We note that the Draft Local Plan (LP03) contained a number of housing and employment allocations which have not been included within the Submission Plan. Can the Council provide some context by setting out the factors that led to the decision not to include allocations within the Plan. 
Housing Delivery

13. Policy H1 reflects the housing requirement set out in Places for Everyone (PFE) which identifies that at least 11,560 homes are required in the Borough up to 2039. Para 8.7 in PFE states that the SHLAA and brownfield register provide details of sites considered suitable, available and achievable for residential development, and should be used as a starting point to identify potential development sites. Para 11.3 states that district local plans will allocate sites from the existing supply identified in land availability assessments that are updated annually.

14. The Plan does not contain any allocations. Paragraph 2.4 of the Plan states “Instead, the Plan supports the delivery of our housing and employment land supply through the positive planning framework provided by the plan policies”. Doc SD016 states “the Council consider that, for the purposes of the Oldham Local Plan and given its focus on non-strategic development management policies, allocations in this instance are not required to provide additional policy direction for the Borough”.

15. The Regulation 22 Consultation Statement (page 36) advises that the Plan does not include site allocations because “Oldham’s identified land supply (including strategic allocations in Places for Everyone) is capable of meeting our requirements”. The evidence submitted provides information to support this case within the Strategic Housing Land Availability Assessment (SHLAA) (HO03) the Housing Topic Paper and Appendix refs (HO02 and HO03) and the Brownfield Register (HO07).

16. Table 4 of HO01 provides a breakdown of sites within the housing supply by planning status. This indicates that 60% of the estimated supply will come from sites that are not allocated, under construction or subject to an extant permission. To better understand whether the approach in the Plan is consistent with PFE and National Policy and whether the Plan strategy for delivering housing supply is a sound one, it would be helpful if the Council could provide some additional information to that provided in the SHLAA: 
· Please complete the attached template setting out the housing trajectory for the Plan period and the sources of delivery within it. The template covers a 15 year period from the point of adoption. Please can the Council indicate any proposed supply following the end of the plan period (2039 onwards) where known. 
· Please also complete the attached template for all sites within the housing supply including all sites which are included within the “Potential Sites” category. Where relevant please include any supporting information which has informed the Council’s judgement in relation to rates of, and point of, delivery. For sites identified within the five-year supply this should include clear evidence that housing completions will begin on site within five years. For sites within the stated supply which would not appear to be in accordance with the requirement of policy HO01 that sites have a GMAL of 4 or more, the Council should document why the site would nonetheless be considered to be acceptable for development and how a decision maker would apply HO01 in this context.
· To assess the Councils assumptions in relation to “potential and pending” sites we are interested in the nature of housing delivery in the borough in the last 10 years – particularly the proportion of sites brought forward that were not identified in either the LP or PFE. In this regard you may wish to supplement the information already provided to include available evidence on historic rates of supply from unallocated sites, particularly those outside Council ownership. This should include information on relevant factors which suggest a continued supply from unallocated sites, including, but not limited to, the involvement of the Council or other agencies in the development of sites. In this regard we note that HO02 and HO03 indicate that a number of large developments have recently been granted permission, some of which are on land within Council ownership, and the Council may wish to expand on how these developments are anticipated to come forward as part of the Borough’s supply, with reference to past rates of development of Council owned sites and, where relevant the involvement of other Agencies in securing delivery.
· Please confirm whether there are any sites on the Brownfield Land Register (HO07) which are not replicated within the SHLAA Appendix 1(HO02).
· The SHLAA contains a significant proportion of lapsed sites, some of which have previous permissions which are more than 10 years old. To provide some context to these sites please provide information on the lapse rate for development within the Borough over the past 10 years.
· In relation to the potential effectiveness of Policy HO01 to support the delivery of housing, please provide details of the numbers and proportion of housing proposals which have been refused against officer recommendation in the last 10 years.
Employment

17. The Plan does not allocate any sites for employment but relies on a number of existing employment allocations as part of the employment land supply. The Employment Land Review (ELR) (EE03) contains a quantitative review and concludes sufficient supply is available within former allocations, PFE and extant permissions to meet the identified need. Please clarify whether these existing allocations are to be carried forward as part of this Plan and to what extent the supply relies on “unpermissioned” sites or sites identified for allocation within the Draft Local Plan (LP03). Furthermore, can the Council direct us to where we would find an up-to-date qualitative assessment of this supply to support the continued inclusion of historic allocations within the supply?

18. Similarly, while EE03 and the Economy and Employment Topic Paper (EE01) include commentary on the proposed Business and Employment Areas (BEAs), this focuses on changes to the areas since designation in the current adopted plan. Please can the Council advise on whether a qualitative assessment of the proposed BEAs has been carried out, or is proposed, including details of which BEAs may have scope for further intensification. If the Council has carried out an informal qualitative assessment it would be helpful if this was drawn together as a supplement to the Employment Topic Paper. It would also be helpful if the Council could provide an indication of which sites in the list of Employment Land Supply (EE02) fall within a BEA (if any).

19. With regard to the employment land requirements in EE03, we note that these are derived using a proportion based on Oldham’s share of supply from PFE tables 6.1 and 6.2. Can the Council confirm whether the relevant requirement figures for office and industry/warehousing as set out in PFE policies JP-J3 and JP-J4 included any authority level disaggregation, and if so, please can this information be provided.

20. We also note that the same plot ratio of 40% has been applied to both office and industrial/warehousing uses. Please can the Council provide justification for the plot ratios used, and whether any consideration was given to using different ratios for any of the uses involved? 

21. Paragraph 4.18 of EE01 assumes a 50/50 split between office and industrial/warehousing uses where a site forming part of the proposed employment land supply has mixed use permission. This differs to the method used for deriving the figures in Table 1 of EE03 which assumes 1/3 office and 2/3 industrial on such sites (as explained at paragraph 6.3 of EE03). Please can the Council provide justification for the difference in approach for disaggregating mixed use supply? 

22. We may have some further questions in advance of publishing the Matters Issues and Questions (MIQs)and if we do we will let you know in due course.

23. Please provide a response to the above at your earliest convenience or at the latest by 2 October 2026.

24. Should you have any queries please feel free to contact us through the Programme Officer. 

Anne Jordan

Ben Johnson
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