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Purpose of Report 
 
The purpose of this report is to seek approval for a new Residential Development 
Framework for Oldham which will underpin future housing development activity. This 
outlines the Council’s commitment to support housing growth and a wider choice of 
housing in the Borough, including higher value and aspirational homes. 
 
The Framework also contains the reasoning behind the production of a Residential 
Development Prospectus, which is attached for information and will be available in 
both print and electronic media formats.  The attached draft Prospectus sets out how 
we will work with investors, developers and other partners and forms a key part of the 
Council’s Place Marketing Strategy. 
 
Executive Summary 
 
This report sets out an overall vision for new residential development in Oldham, 
having regard to both Government strategy, the draft Greater Manchester Strategy 
and the Oldham and Rochdale Housing Strategy 2012-15. 
 
It sets out strategic aims and describes: 
 

• The need to promote housing growth. 

• The types of new housing we wish to encourage. 

• The current imbalance in the housing stock and opportunities to promote greater 
choice. 

• The increasing importance of a high quality private rented sector. 

• The part that the Prospectus will play in Place Marketing and changing attitudes 
towards Oldham as a place. 

 
A number of recommendations are included to ensure that the Council can use its 
land and resources to encourage a choice of homes to meet our economic needs, 
including high quality private homes for sale and rent. 
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Recommendations  
 
 
It is recommended that members: 
 
1. Note the content of this report 
 
2. Support continued work with partners, investors, developers and Registered 

Providers to increase the choice of new private housing and the creation of a 
residential offer that meets our economic need and aspirations. 

 
3. Support higher value and higher quality housing where possible and for the 

Council to use its own land as a key facilitator in these objectives.  The Council 
will measure ‘quality’ by reference to Building for Life criteria (Appendix 4) and 
Lifetime Homes guidance. 

 
4. Support and agree a single point of contact/ access within the Council to advise, 

support and work with external investors and developers. 
 
5. Support continued activity to support builders and developers on stalled or new 

housing schemes.  This will be through a single front door pro-active 
‘development team’ approach to assist with bids, planning or financial barriers, 
including linking into national or GM funds.  Where practicable and where the 
scheme is not economically viable, we will ensure an ‘open book’ approach to 
reviewing planning conditions and design requirements. 

 
6. Support the promotion of a Residential Development Prospectus (Appendix 2) 

as a means to ‘place market’ the Borough, highlighting Oldham as a great place 
to live. 

 
7. Agree that suitable Council-owned sites or privately-owned sites are identified to 

progress private rented new-build housing either with investors/developers or 
Registered Provider partners. 

 
8. Support the encouragement of home ownership and that the Council makes use 

of a range of investment tools through AGMA, the Homes and Communities 
Agency and elsewhere to support private investment. 

 
9. Approve the packaging and marketing of Council-owned sites to increase 

longer-term value and stimulate new quality housing investment.  This will 
include developing a Purchasers’ Pack for all sites. 

 
10. Approve that deferred receipts or equity share is considered for sites where 

appropriate to ensure higher quality or value homes.  It is proposed that, in 
seeking development on each Council-owned housing  site, weighted criteria are 
agreed capturing: 

 

• Deliverability 

• Quality of proposals  

• Local economic benefit 

• Longer-term value for money 
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• Capital receipt 

• Local supply/ development pipeline 
 
11. Agree that, as a Co-operative Borough, the Council will support custom-build 

and self-build initiatives on suitable land where viable and will market suitable 
sites for this purpose where appropriate. 

 
12. Recognise the need to lift the quality and choice of housing on 3 former Council 

estates where the Council still has a substantial land asset.  In these cases, the 
Council’s approach is to work with our RP partners, developers and residents to 
build new homes for sale, private rent and affordable use and lift the quality of 
these areas.  The Council will use its land to: 

 

• Continue our work with Regenda to develop a vision and deliver for 
Limehurst. 

• Work with Villages Housing Association and developer/s to develop a plan 
for the Fitton Hill estate. 

• Work with First Choice Homes Oldham on plans to improve and generate 
new housing in Sholver and Alt. 

 
13. Agree to continuing the work with RPs to support a choice of homes for 

affordable rent, shared ownership and tenure diversification. 
 
14. Note than an internal Delivery Plan will be developed, delivered and monitored 

in consultation with the relevant portfolio holders. 
 
15. Note that a further report on land supply within the framework of the Council’s 

Joint Core Strategy and Development Management Development Plan 
Document and the Site Allocations DPD will be brought to Cabinet in due 
course. 
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Cabinet 18 November, 2013 
 
 
Oldham Residential Development Framework 
 
 
1. Background 
 
1.1 There is an ambition nationally, regionally and locally to encourage growth and 

choice in the housing market in order to underpin sustainable economic growth.  
However, there are a number of challenges to be recognised and mitigated for 
this ambition to be realised. 

 
1.2 The current residential offer in the Borough is limited; there is a 

disproportionate amount of low value Band A & B properties (71%) and a low 
quality private rented offer.  There is an increasing demand for high quality 
rented homes (both social and private) and a growing private rented sector.  

 
1.3  Oldham’s housing offer must be ‘fit for purpose’ to: 
 

• Retain our young people within the Borough as they leave education 
and start work. 

• Support our economically active households wishing to move up the 
housing ladder. 

• Attract people to live in Oldham from outside the Borough. 
 
1.4 Homes should be attractive, hold values over time and be located in 

sustainable neighbourhoods.  There should be a choice of tenure, including 
well managed private rented homes. 

 
1.5 Our aim is to deliver not just an increased quantity of new homes but to 

increase the number of homes that contribute towards our economic and social 
goals.  This means encouraging higher value housing that meets aspirations 
and begins to re-balance our economy.  We also need to increase tenure 
choice by encouraging a high quality private rented sector and intermediate 
forms of ownership. 

 
1.6 We need to enhance design quality recognising that values only hold over time 

when homes are capable of ‘flexing’ to meet changing household demands.  
High quality homes are absolutely essential to securing sustainable 
neighbourhoods where people choose to buy and stay.  It is particularly 
important to ensure that homes are ‘future-proofed’ and can be adapted at 
modest cost to meet people’s changing needs including when people get older. 

 
1.7 We must work with a range of partners to realise our vision and this includes: 
 

• Private investors and developers 

• Registered Providers 

• Other public sector bodies such as AGMA and the HCA 
 
1.8 We need to work innovatively to ensure that developers have access to 

national and local programmes of support and that the sale of our own land 
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assets supports our vision.  In order to do this it is proposed to develop a 
Housebuilders Forum to work with former, current and future investors and 
developers who want to build new homes in the town.  This will complement 
the Authority’s Affordable Homes Steering Group which meets regularly with 
Registered Providers. 

 
2. Current position 
 
2.1 The attached Oldham Development Framework (Appendix 1) outlines an 

approach to stimulate residential growth in Oldham.  It reflects both the impact 
of the current economic climate; Central Government’s response to the current 
housing market and the work being done by AGMA on spatial planning 
necessary to support the Greater Manchester Strategy.  The overall aims of the 
Framework are to: 
 

• Increase the quantity of new homes. 

• Improve the quality of new homes by reference to Building for Life 
criteria outlined at Appendix 4 and Lifetime homes guidance. 

• Improve the range of new private homes, including higher value 
housing. 

• Increasing range of products delivered to reflect varying demographics 
and aspirations. 

• Support private investment. 

• Support opportunities for high quality private rented new build and 
refurbished properties. 

• Encourage home ownership and different models of private sector 
delivery. 

• Market/seek development on Council-owned land. 

• Work with Registered Providers to develop a wider tenure mix on 
estates. 

• Present a clear approach to the Homes & Communities Agency (HCA), 
developers, Registered Providers and our Greater Manchester partners 
so that they support the Council in delivery. 

• Explain how our housing plans link to Invest in Oldham, Get Oldham 
Working and our Place Marketing. 

 
2.2 The approach is based on a robust evidence base (The Residential Evidence 

Base - Appendix 3) and also an understanding that the housing market has 
changed radically since 2007 and continues to change.  In particular, there has 
been an increase of over 31% in the private rented sector since 2001.  The 
market has been slow to respond to this opportunity as most investment 
models require properties to be developed at a significant scale in order to 
underpin the viability of central management costs.  However, Central 
Government has responded positively with the development of the Build to 
Rent fund and institutional investors including the Greater Manchester Property 
Venture Fund are now developing viable models. 

 
2.3 There is a structural imbalance in Oldham’s housing stock with just over 70% of 

properties in Council Tax bands A and B.  Not only does this limit choice and 
movement through the local housing market but it also represents a 
fundamentally unbalanced Council Tax base with just 1% of properties in 
Council tax Bands G and H.  A key aim of this Framework is to rebalance the 
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Council Tax base as far as practicable via the development of higher value 
homes.  This aim becomes increasingly important as the Authority’s revenue 
budget reduces. 

 
2.4 Oldham has been very good at meeting people’s housing needs but less 

proactive with meeting aspirations.  We need to be a town where people 
choose to live and this Framework sets out a range of interventions to stimulate 
the market for higher value, aspirational housing.  However, we know that the 
creation of better quality, larger homes will not in itself result in people with 
choice, choosing Oldham.  We need to actively market our education offer; our 
great connectivity to the Regional Core and wider; our cultural offer 
underpinned by unprecedented investment and our proximity to the Peak 
National Park.  In seeking to stimulate the development of products which meet 
people’s aspirations, we will use attached the Building for Life guidance 
Appendix 4) to underpin the assessment of quality for our sites disposals (listed 
in Appendix 2) and Lifetime Homes guidance.  In so doing, we will seek to 
demonstrate that enhanced standards are viable in Oldham.  There is already 
significant evidence from the Werneth Community Build project that there is 
active demand from families for larger homes and this market is not currently 
being met. 

 
2.5  The Lifetime Homes concept was developed to ensure that new homes are 

accessible and inclusive and crucially can ‘flex’ to support the changing needs 
of individuals and families at different life stages.  Rigid adherence to the 
principals is not always helpful and so it proposed to consider the Lifetime 
Homes criteria and promote a ‘long life-loose fit’ approach.  Issues to consider 
include: 

 
1. Hall design and roof structures and layout to allow easy access for loft 

conversions. 
2. Designing homes with non load bearing partitions and easily identifiable 

structural elements which allow future layout flexibility. 
3. Anticipation of extensions; for example, services conduits in place for future  

potential conservatories. 
4. Adequate width of doors to allow for wheelchair access. 
5. Stair design that easily accommodates stair lifts. 

 
The approach will be to promote flexibility and adaptability; in other words to 
‘future-proof’ homes as much as possible to avoid costly retrofitting.  
Developers are well versed with both Lifetime Homes and Building for Life 
criteria and it is not anticipated that there will be any adverse impacts on 
adopting this approach. 

 
2.6 In order to support both economic and residential growth targets across 

Greater Manchester, AGMA are conducting a land supply exercise.  A further 
report on land supply within the framework of the Council’s Joint Core Strategy 
and Development Management Development Plan Document and the Site 
Allocations DPD will be brought to Cabinet in due course. 

 
2.7 The report also includes the draft Oldham Residential Development Prospectus 

(Appendix 3) which is a public outline of the Framework.  It summarises: 
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• How we will work with developers on ‘stalled’ or other privately-owned 
sites through a single ‘One Stop Shop’ approach to ensure that it is easy 
for investors and developers. 

• Our key opportunities for housing development over the next 5 years. 

• How we will use existing resources and new methods to support the 
local  housing market and new investment. 

• How we will market/seek development on Council land which is suitable 
for housing development and the criteria we will adopt for this. 

• How we will work with investors to develop new homes. 

• How we intend to work with Registered Providers. 

• How we will continue to work with developers post sale to assist them to 
attract occupiers and purchasers to their developments and to ensure 
that quality commitments are adhered to. 

 
2.8 The Residential Development Prospectus builds on the Oldham & Rochdale 

Housing Strategy 2013-15 and the Invest in Oldham Prospectus and sets out in 
more detail how we will work with investors, developers and other partners  
The document forms a key part of the Place Marketing Strategy. 

 
2.9 Alongside the Prospectus, the Council is currently working with our partners in 

Oldham Housing Investment Partnership on ‘the Housing Offer to the Co-
operative Borough’.  This will set out activity by partners to ensure a greater 
level of community contribution from tenants and residents.  For example, there 
will be a campaign from January to promote social housing to those who are 
working or volunteering.  There will also be review of how new and existing 
social housing is allocated which will reinforce expectations for new tenants. 
 

2.10 The Council is also reviewing options around improving the existing private 
rented sector.  Overview and Scrutiny Committee are being asked to review 
draft proposals around selective licensing of private landlords prior to Cabinet 
approved detailed consultation in the neighbourhoods.  The Council has 
recently launched a self-service website ‘Lets Help You’, which broadens 
access to the private rented sector and matches landlords and tenants. 
 

2.11 An internal delivery plan for the Residential Development Prospectus will be 
developed, delivered and monitored in consultation with the relevant portfolio 
holders. 

 
 
3. Options/ Alternatives 
 
3.1 Do not approve the Residential Development Framework and Residential 

Development Prospectus. 
 
3.2   Approve the recommendations in the report, including the Oldham Residential  

Development Framework and Residential Development Prospectus. This will 
ensure that partners, developers and residents are clear of the Council’s 
commitment to use it’s land, skills and resources to support housing growth 
and improve the quality and choice of housing, including higher value homes.  
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4.  Preferred Option 
 
4.1   It is recommended that the recommendations in the report, including the 

Residential Development Framework and Prospectus are approved.  This will 
ensure the Council is helping drive new housing development, including higher 
quality and higher value aspirational homes to broaden the choice of new 
homes in the Borough. 

 
5.  Consultation 
 
5.1 Consultation with the portfolio holder, elected members, Registered Providers 

and developers has taken place to inform this report and relating papers. The 
outline principles relating to the Residential Development Framework were 
previously agreed through the Oldham and Rochdale Housing Strategy 2012-
15 and Invest in Oldham. 

 
6 Financial Implications  
 
6.1 There are no direct financial implications as a consequence of this report. Any 

individual disposals of site will require separate approval and financial 
comments will be added in those cases.  

 
7 Legal Services Comments 
 
7.1 There are no legal implications as a consequence of this report. Any legal 

implications specific to disposal of individual sites will be addressed through 
separate reports. 

 
 
8 Cooperative Agenda 
 
8.1 The Residential Development Framework, Residential Development 

Prospectus and resulting recommendations reinforce the Council’s 
commitment to work co-operatively with partners to use its land and resources 
to support new quality housing development. In particular, there is a clear 
commitment to support suitable and viable custom build and self-build 
initiatives. (John Rooney) 

 
9 Human Resources Comments 
 
9.1 None 
 
10 Risk Assessments 
 
10.1 None 
 
11 IT Implications 
 
11.1 None 
 
12 Property Implications 
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12.1 The council currently holds significant assets which should be utilised to 

address the strategic needs and priorities of the Borough. The proposals in 
this framework will provide the necessary strategic direction to ensure that 
that these needs and priorities are met. No amendments are needed to the 
council’s current land and property protocols to meet these requirements.  
(Heather McManus) 

 
13 Procurement Implications 
 
13.1 There are no procurement implications specific to this report. Any relevant 

procurement issues will be addressed relating to detailed future proposals 
specific to individual sites (Karen Lowes). 

 
14 Environmental and Health & Safety Implications 
 
14.1 No direct implications 
 
15 Equality, community cohesion and crime implications 
 
15.1 The provision of a wider range of homes will result in enhanced 

neighbourhood sustainability.  The consideration of Lifetime Homes criteria 
will ensure that homes are capable of being adapted in a more straightforward 
and cost effective manner.  Secure by Design accreditation will be 
encouraged for all new developments. (Claire Nangle) 

 
16 Equality Impact Assessment Completed? 
 
16.1  No 
 
17 Key Decision 
 
17.1 Yes  
 
18 Forward Plan Reference 
 
18.1 EPS-48-12 
 
19 Background Papers 
 
19.1 None 
 
 
20 Appendices 
 
20.1 1.      Oldham Residential Development Framework 
 2. Draft Oldham Residential Development Prospectus 2013-2018  

3. The Residential evidence base 
4. CABE Building for Life 12 Guide 
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APPENDIX 1 – Oldham Residential Development Framework 
 
Introduction 
 
This Development Framework outlines an approach to stimulate residential growth in 
Oldham.  It reflects both the impact of the current economic climate; Central 
Government’s response to the current housing market and the work being done by 
AGMA on spatial planning necessary to support the Greater Manchester Strategy.  
The overall aims of the Framework are to: 
 

• Increase the quantity of new homes. 

• Improve the quality of new homes by reference to Building for Life criteria 
outlined at Appendix 4 and Homes for Life guidance. 

• Improve the range of new private homes, including higher value housing. 

• Increasing range of products delivered to reflect varying demographics and 
aspirations. 

• Support private investment. 

• Support opportunities for high quality private rented new build and refurbished 
properties. 

• Support the self-build and community build approach  

• Encourage home ownership and different models of private sector delivery. 

• Market/seek development on Council-owned land. 

• Work with Registered Providers to develop a wider tenure mix on estates. 

• Present a clear approach to the Homes & Communities Agency (HCA), 
developers, Registered Providers and our Greater Manchester partners so that 
they support the Council in delivery. 

• Explain how our housing plans link to Invest in Oldham, Get Oldham Working 
and our Place Marketing. 

 
The approach is based on a robust evidence base attached at Appendix 1 and also 
an understanding that the housing market has changed radically since 2007 and 
continues to change.  In particular, there has been an increase of over 31% in the 
private rented sector since 2001.  The market has been slow to respond to this 
opportunity as most investment models require properties to be developed at a 
significant scale in order to underpin the viability of central management costs.  
However, Central Government has responded positively with the development of the 
Build to Rent Fund and institutional investors including the Greater Manchester 
Property Venture Fund are now developing viable models. 
 
There is a structural imbalance in Oldham’s housing stock with just over 70% of 
properties in Council Tax bands A and B.  Not only does this limit choice and 
movement through the local housing market but it also represents a fundamentally 
unbalanced Council Tax base with just 1% of properties in Council tax Bands G and 
H.  A key aim of this Framework is to rebalance the Council Tax base as far as 
practicable via the development of higher value homes.  This aim becomes 
increasingly important as the Authority’s revenue budget reduces. 
 
Oldham has been very good at meeting people’s housing needs but less proactive 
with meeting aspirations.  We need to be a town where people choose to live and this 
Framework sets out a range of interventions to stimulate the market for higher value, 
aspirational housing.  However, we know that the creation of better quality, larger 
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homes will not in itself result in people with choice, choosing Oldham.  We need to 
actively market our education offer; our great connectivity to the Regional Core and 
wider; our cultural offer underpinned by unprecedented investment and our proximity 
to the Peak National Park.  In seeking to stimulate the development of products which 
meet people’s aspirations, we will use the Building for Life guidance to underpin the 
assessment of quality for our sites disposals.  In so doing, we will seek to 
demonstrate that enhanced standards are viable in Oldham.  There is already 
significant evidence from the Werneth Community Build project that there is active 
demand from families for larger homes and this market is not currently being met. 
 
The report also includes the Oldham Residential Development Prospectus which is a 
public outline of the Framework.  It summarises: 
 

• How we will work with developers on ‘stalled’ or other privately-owned sites 
through a single ‘One Stop Shop’ approach to ensure that it is easy for investors 
and developers. 

• Our key opportunities for housing development over the next 5 years. 

• How we will use existing resources and new methods to support the local 
housing market and new investment. 

• How we will market/seek development on Council land which is suitable for 
housing development and the criteria we will adopt for this. 

• How we will work with investors to develop new homes. 

• How we intend to work with Registered Providers. 

• How we will continue to work with developers post sale to assist them to attract 
occupiers and purchasers to their developments and to ensure that quality 
commitments are adhered to. 

 
The Prospectus builds on the Oldham & Rochdale Housing Strategy 2013-15 and the 
Invest in Oldham Prospectus and sets out in more detail how we will work with 
investors, developers and other partners  The document forms a key part of the Place 
Marketing Strategy. 
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2.0 Strategic Issues 
 
The Oldham Plan: A Framework for Success (Jan 2013), sets out five priority 
outcomes that will shape all policies for the Borough: 
 
1. A place to invest with confidence 
2. A dynamic skilled and relevant workforce for the future 
3. An enterprising and cooperative culture 
4. Well connected communities and businesses 
5. A healthy confident and empowered population 
 
The Oldham Plan has been developed with a “particular focus on driving forward 
economic growth, job creation and delivering a reformed public service.”  Part of this 
agenda is to promote the delivery of a residential offer that retains existing residents 
and attracts economically active households to the area. 
 
The Council has a significant opportunity to make a profound impact on the private 
housing stock in the Borough via the disposal of a number of larger sites including 
former Schools sites and the Lancaster Club site.  It is essential that this major 
opportunity is carefully and thoughtfully managed, released and marketed to ensure 
that the goals articulated in this Framework can be achieved and a positive quality 
shift in Oldham’s Housing stock, design, and long term values can be achieved.  
 
The successful implementation of our housing approach will uplift the quality and 
value of our housing stock and hopefully act as a benchmark and goal which 
developers aspire to reach.  It will also enable us to use a quality and design template 
for the on-going future supply to the residential market.  
 
The Council’s Land and Property Protocols which deal with the Council’s disposals 
refer only to achieving best value in the marketing of the Council’s surplus land assets 
with no reference to quality improvement or design.  This is in-sufficient control in the 
quality uplifts we are seeking to achieve in our residential offer.  It is essential 
therefore that a greater degree of thoughtful management is considered to achieve 
the step change in quality that is required and which can be achieved through the 
Residential Development Framework. 
 
The Borough’s residential offer plays a key role in the retention and attraction of 
economically active households.  If the majority of higher paid workers continue to 
choose to live outside Oldham, it will be very difficult to secure a sustainable housing 
market.  If existing residents cannot move through the housing ladder, finding 
appropriate housing as their economic circumstances or needs change, they will look 
elsewhere and leave the Borough. 
 
Whilst the residential offer is the primary focus of this paper, of vital consideration is 
the Borough’s overall offer including its connectivity, access to good schools, 
countryside, arts and culture.  As part of improving the physical residential 
development an equally important part will be a strong message in our Place 
Marketing about the wider benefits that Oldham has to offer.  This is absolutely 
essential to attract the right developer, development and occupier to Oldham. 
 
The critical interdependence of the regeneration, economic and housing strategies is 
recognised.  A key objective is to raise average income levels and living standards.  
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Achieving this involves assisting existing residents where possible to access better 
paid employment, encouraging economically active households to remain in the area 
and attracting more people to move into the area – particularly higher paid skilled, 
professional and managerial workers.  This will not happen rapidly as it will take time 
for the local market to mature. 
 
2.1 Neighbourhoods of Choice 
 
The Greater Manchester Strategy articulates an understanding that in order to be 
successful, the housing offer must be ‘market facing’.  There is recognition that 
housing and economic sustainability correlate closely.  Confidence must be revived 
for both developers and purchasers if there is to be a substantial increase in the 
delivery of new homes.  The attractiveness of Oldham as a location for development 
can be enhanced through our Place Marketing strategy and our ambitious 
regeneration agenda. 
 
Despite the market conditions, there is a housing market although it currently lacks:  
 

• Access to mortgages 

• Good quality, well-managed private rented properties 

• Aspirational homes in popular neighbourhoods 
 
Understanding the key components and drivers of the market is essential in devising 
a strategy that will promote development of new homes of the right quality, in 
neighbourhoods that are sustainable. 
 
2.2 Existing Consents 
 
A priority in getting the housing market moving again will be to maintain close liaison 
with those developers/landowners who have extant consents, or are known to be 
players in the market, to achieve a better understanding of the barriers to housing 
delivery, such as high infrastructure costs, viability concerns or planning consents for 
the wrong product in the post boom world.   
 
Tables in Appendix 3 summarise those sites that have started and now stalled, and a 
summary of those sites with permission but have not started.  In total these two 
categories have the potential to add 1,795 units to the supply chain. 
 
We have also summarised sites under construction and by comparison those sites 
which have been completed in the last year. 
 

Table  Description Number 
of sites  

Number of 
residential units  

2 Sites started but stalled 7 234 

3 Have Planning permission 
but not started 

24 1561 

4 Sites now under 
construction 

25 1831 

5 Sites completed in last 3 
year period ending 
31/3/2013 

17 702 
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This shows that whilst it is likely to be some considerable time before solutions are 
found for some sites, there is potential to try to realise significant development activity 
on a number of sites. 
 
We are already supporting new development on stalled sites and, in cases where the 
scheme is unviable, we are reconsidering planning conditions to support schemes.  
We have also supported developers to access finance through the Government’s Get 
Britain Building fund on stalled sites in Saddleworth, which has led to successful bids 
to kickstart 125 new homes for sale. 
 
We are in the process of organising a drop-in event for owners of stalled sites to 
identify the precise barriers to development and to work with them to get building 
activity underway. 
 
 
2.3 Quality 
 
Clear developer guidance is required to deliver enhanced quality with the Government 
now consulting on introducing minimum space and access standards that would allow 
councils to seek bigger homes to meet local needs.  The size of homes/rooms is 
particularly problematic, with the UK reportedly living in the smallest new houses in 
Europe.  The size of a typical new terraced house has shrunk from more than 1,000ft² 
in the 1920s, to 645ft² now.  This is largely due to both the cost of land and 
construction increasing. 
 
Local consumer dissatisfaction with the quality of the current new build offer is 
evident.  The Werneth Custom Build proposals are characterised by very significantly 
bigger homes with up to 60 local families willing to commit funding to realise their 
aspirations.  Work with Regenda in Limehurst Village has addressed the issue of 
quality within the context of the Design for Life 12 advisory document that provides an 
easy to follow 12 step guide covering all aspects of design. 
 
Appendix 4 provides the Building for Life 12 requirements and it is recommended that 
these requirements are adopted for all future council land disposal.  Setting quality 
design standards on our land can play a major role in lifting the perception and 
environment of neighbourhoods. 
 
It is also recommend that in order to promote flexibility and adaptability, Lifetime 
Homes guidance is promoted.  This will ensure that, as far as practicable, homes are 
‘future-proofed’ to avoid costly retrofitting. 
 
 
2.4 Added Benefit 
 
Prior to marketing any site an analysis will be prepared for each site capturing the 
following information to enable evidence based decision making: 
 
1. The likely capital receipt based on an analysis of optimum density and tenure. 

 
2. Anticipated New Homes Bonus. 
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3. Long term Council Tax income. 
 
4. Added value/ Neighbourhood investment. 
 
5. The timing of a capital receipt. 
 
6. The impact upon existing (nearby) developments; i.e., the timing of release of 

sites to the market. 
 
There is an opportunity to deliver additional local economic benefit as a consequence 
of building activity.  In particular, site disposal negotiations will take into account the 
willingness of developers to provide work opportunities for local people and their 
commitment to the local supply chain. 
 
In order to facilitate speedy disposal processes, we will produce Purchasers Packs for 
all site disposals incorporating full title information; land investigation reports, together 
with draft legal agreements. 
 
 
3 Delivery Strategy 
 
Set out below is an outline of some of the key delivery issues. 
 
 
3.1 Growth Requirements 
 
The Greater Manchester Strategy sets out an ambition for housing delivery of 9,200 
homes per annum by 2015 across the sub-region.  This target is underpinned by the 
Independent Economic Review.  In 2012/13, there were only just over 3,000 homes 
completed so the new target is very ambitious.  As a consequence of the GM Strategy 
refresh, AGMA are undertaking a Housing and Employment Land Review and it is 
anticipated that this will lead to an informal GM spatial framework for growth. 
 
In addition to GM targets, we need to fulfil our housing requirements as set out in the 
Joint DPD of providing ‘at least 289 dwellings a year’ over the lifetime of the plan. 
 
Oldham’s population is expected to increase by 11,827 (5%) between 2011 and 2021 
(225,157 to 236,984).  This includes an increase of 4,682 (8%) in the 0=16 age group. 
 
Oldham has historically had the lowest numbers of new homes built in Greater 
Manchester.  The number of new homes built has reduced by around 40% between 
2006/7 and 2012/13.  There has also been a heavy reliance on affordable housing 
investment in recent years; of 300 new homes built last year, 184 were affordable and 
only 116 private. 
 
Whilst the delivery of some new affordable housing will continue and remains 
important, the key focus of this Framework is to stimulate new private housing 
investment and a residential offer that meets our economic need.  It is important that 
we use housing growth as part of our plans to restructure our economy.  Accordingly, 
it is important to focus on higher value and higher quality family homes. 
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3.2 Residential Choice 
 
Providing a choice of new homes, including higher value housing, better and a choice 
of design is crucial to our economic growth by encouraging people to live in the 
Borough. 
 
Oldham has a very high proportion (41%) of pre 1919 terraced housing.  Since 2011, 
Oldham’s house prices have been around 80% of the average in Greater Manchester.  
This makes Oldham a more affordable place to buy compared to other areas, but 
often not for many local people, where average income is also low.  Feedback from 
residents and developers is that residents want a greater choice of different types of 
housing.  A particular challenge is that 71% of properties in Oldham are in Council 
Tax Bands A and B and only 1% of properties are in Bands G and H.  This limits 
choice, slows movement in the housing market and deters households looking for 
medium or higher band homes. 
 
 
3.3 Private Investment 
 
There has been a sharp downturn in the number of new private homes built in the 
Borough, with only 116 private completions in 2012/13.  Despite positive Government 
initiatives such as New Buy, potential buyers are still struggling to access mortgages 
and finance to complete transactions.  Even the cheapest homes in Oldham require a 
deposit of over £12,000 even though house prices have fallen by 6.2% since 2007. 
 
As a consequence of the slowdown in demand for home ownership, many 
developers, builders and investors are more cautious in respect of design, size, 
phasing and pricing.  Whilst many have accessed Government funding to enable 
development on stalled sites, there is still a high risk of building at scale.  Existing 
consents are not being taken up and there are currently extant consents for 1,561 
new homes (Appendix 3).  Feedback from developers is that they welcome a pro 
active and ‘single front door’ approach for the Council to advise/assist with bids, 
planning or financial barriers. 
 
 
3.4 Private Rented Sector 
 
Due to the slowed housing market, people who might normally have bought a home 
are now renting.  Between 2001 and 2011, there was a 31% increase in private rented 
housing and there is a clear demand for higher value private rented housing as well 
as social renting.  The Government, investors, developers and RPs are all considering 
private rented new-build housing as a future solution.  Initiatives such as ‘Build to 
Rent’ are proving attractive and Pension Funds and equity investors are keen on the 
long-term returns from high quality private-rented new homes. 
 
The HCA are keen to consider bids from developers or even local authorities for their 
Build to Rent scheme and this will be explored with owners of stalled sites.  I should 
be noted that the investment is either via recoverable loan or equity investment and 
not grant.  One of the key issues for the private rented sector is the quality of ongoing 
management.  Officers are in discussion with a number of existing and potential 
companies who could provide such high quality services. 
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3.5 Home ownership 
 
A key challenge is to support smaller builders and developers to access the wide 
range of new national and sub-regional initiatives. 
 
Our Local Authority Mortgage Scheme was the first scheme in Greater Manchester to 
support suitable first time buyers on to the housing market.  To date, 55 home first 
time buyers have been helped on to the property ladder and a further phase will 
continue.  We will support other existing and emerging Government initiatives locally 
to support home ownership, including currently: 
 

• Help to Buy. 

• Help to Buy equity loan - which makes new build homes available to purchasers 
struggling to buy. 

• Help to Buy shared ownership - buy a brand new homes on a part buy / part rent 
basis. 

• Affordable rent to buy. 
 
To aid development, there are a number of national, sub-regional and other means to 
support new homes.  It is important that the Council is proactive in ensuring local 
developers and builders are aware of these opportunities.  See Appendix 7 for further 
detail of these initiatives. 
 
3.6 Town Centre Living 
 
There is evidence of renewed interest in residential development in the Town Centre; 
building upon the speed with which the Regional Core can be accessed via Metrolink.  
A separate Town Centre Residential Strategy is required in order to address spatial 
and other Planning issues in order to promote new residential development in a 
coherent and sustainable manner.  The focus of the Strategy will be to re-populate the 
area with a balanced community in order to bring back traditional qualities of urban 
living.  Officers will consider whether supplementary planning guidance is required 
alongside possible proactive use of the council's compulsory purchase powers to 
assemble sites for housing.  This proactive approach has been instrumental in 
increasing new build residential activity in a number of towns.  It will also be 
necessary to consider in greater depth the nature of residential activity to be 
encouraged alongside the social infrastructure necessary to underpin it.  For example, 
convenience retailers; health and education facilities.  It is anticipated that this work 
will occur alongside a refresh of the Town Centre Investment Prospectus. 
 
3.7 Council Land 
 

‘Over the next five years, we will use our considerable land assets and planning 
policies to stimulate significant growth in residential completions.’ 

Invest in Oldham Prospectus 
 
The Council owns a significant amount of land in the Borough and the following sites 
have the capacity to deliver over 1,000 homes over the next 5 years (Appendix 6).  
This land currently comprises: 
 

• 13.3 hectares of former school sites (392 homes) 
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• 13.7 hectares on former Council estates (now managed by RPs) (435 homes) 

• The remainder on smaller sites across the Borough, with a limited number in 
established higher value areas 

• The Lancaster Club site (144 homes) 
 
In addition, the current District Asset Review has highlighted various other land 
potentially suitable for housing and this process is likely to result in other sites being 
available for release to the market over the next few years. 
 
This scale of land is significant enough to have a major impact on housing provision 
across the Borough.  The criteria we use, the timing and how we dispose of sites is 
therefore of paramount importance.  The difficulties associated with bringing some 
sites forward speedily together with the swiftness with which we can bring forward 
other key sites will drive some disposal decisions.  Officers are of the view that the 
market is beginning to move again but the ‘window of opportunity’ may be relatively 
short.  The market’s appetite for building on some former School sites, together with 
sales data will inform the speed and nature of subsequent disposal decisions. 
 
Options for the Council to consider in terms of disposal of its housing land could 
include a partnership or joint venture approach.  Relatively new players in the market 
are investment driven organisations looking for opportunities outside their more 
traditional areas of interest, commercial property, stocks and shares.  These 
organisations are cash rich, looking to invest in projects that will offer better/more 
stable returns than other more volatile markets.  They have the ability to provide up 
front funding for de-risking projects and strategic planning and are keen to work in 
partnership with the public sector to bring forward larger projects.  This approach 
provides a Local Authority with an ongoing role in a partnership.  The sites are 
master-planned and planning consent(s) secured to produce sites that are ‘oven 
ready’ and offered to the market within a broader context of delivery, thereby creating 
more confidence in wider outcomes. 
 
There are currently a number of different models to examine and the most relevant of 
these are likely to focus on attracting long-term investment for private rental schemes.  
Adopting this approach offers a real chance to achieve critical mass and a step 
change in the quality of provision.  It is recommended that Officers explore this 
approach in partnership with the HCA with a view to securing investment for a high 
quality private rented offer. 
 
Factors to be taken account of in any Council land disposal strategy are: 
 
1. Deliverability 

Ensuring a strong partnership agreement and developing under licence to 
ensure that homes are built. 

 
2. Quality of Proposals 

Better quality/ higher value housing is more likely to uplift a neighbourhood in the 
long term, and increase New Homes Bonus and long term Council Tax income 
to the Council. 

 
3. Local Economic Benefit 

The Council will use this opportunity to support local supply chains and 
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employment/training for local residents, which will support the delivery of our 
Social Value and Get Oldham Working objectives. 

 
4. Longer-term VFM 

Accepting a deferred receipt or an equity stake (as we did in Hathershaw) may 
generate longer-term value for money from a site plus ensure homes are built.  

 
5. Marketing 

A key challenge is also to increase value by ensuring schemes are presented in 
as positive a way as possible to developers.  Place Marketing a site with a 
comprehensive Purchaser Pack including clear planning guidance; highways 
guidance and initial site surveys will encourage developers to invest.  An existing 
budget is available to support this and detailed work is already underway on the 
former school sites. 

 
6. Capital Receipts 

The Council’s Land and Property Protocols principle is that all disposals of 
surplus Council land will seek to secure the best consideration that can be 
reasonably obtained.  Implicit within this principle is that no limitations are set out 
within the marketing e.g. for design, size and type of proposed development.  In 
order to realise the type of quality shift we are seeking in our housing stock it will 
be necessary to impose guidelines on the type of housing in terms of design, 
type, quality and mix we wish to establish on a development.  In so doing and to 
adhere to our property protocols we would provide two Independent Valuations 
one being on an un-restricted basis and the other valuation on the basis of the 
type of development we are seeking.  These two figures would be contained 
within future Reports when seeking specific approval for sales. 
 
In respect of the sale of former school sites a capital receipt is required from sale 
to support the BSF programme.  The receipts are dependent on the other above 
factors but there is confidence that this can be achieved especially if sites are 
released to the market which take advantage of market conditions but also 
reflect the on-coming supply pipe-line. 
 
Detailed work has commenced on the former School sites and the Lancaster 
Club to determine the optimum time to commence marketing.  This is our initial 
phase of housing sites to be aimed at the Private Sector and future phases are 
being developed over future time lines.  In order to support this a detailed 
analysis is underway to determine optimum tenure types and densities. 

 
7. Custom-build/Self-build 

This approach supports our Co-operative approach and a proposal for 37 
custom-build homes is at a relatively advanced stage of development in South 
Werneth.  In terms of self-build, suitable smaller sites could be marketed and the 
Council could consider a deferred receipt or deferred share in the value of future 
properties once complete.  A separate Cabinet report is being prepared for 
approval of the South Werneth proposal. 

 
 
A list of key current council owned residential sites is included at Appendix 3 Table 6.  
However, given the District Asset Review and the budgetary position of the Council 
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going forward it is likely that additional sites will be identified for residential 
redevelopment. 
 
We set out in Appendix 3 Table 7 a flow chart as to the overall disposal process and 
how the Residential Development Process will be implemented. 
 
 
3.8 Place Marketing 
 
The marketing of Council sites and the encouragement of residential build on privately 
owned sites is an essential element of our Invest in Oldham strategy and needs to be 
embedded in our overall approach to place marketing.  The attractiveness of a place 
as a place to live is hugely dependent upon a range of factors other than the type and 
cost of the housing offer.  The marketing of the Prospectus therefore needs to go 
hand in hand with promoting a wider understanding amongst investors and 
developers of our education offer, our transport links, quality of the local countryside, 
town centre investment, leisure offer etc. 
 
We will also recognise that our support for development sites will not end once we 
have contracted with the developer. We will offer our support to ensure that the 
development is successful in attracting end purchasers and occupiers and that our 
quality standards are adhered to. 
 
 
3.9 Registered Providers 

 

With the downturn in the housing market, the Government has supported private and 
affordable housing via investment funding.  Whilst this funding is to continue beyond 
2015, with pressures from existing borrowing and Welfare Reform, RPs may have 
difficulty maintaining the scale of their development programmes for traditional 
‘affordable housing’.  Between 2012/13 and 14/15, it’s expected that over 600 
affordable homes will be built in Oldham; however, 317 of these are a ‘one off’ 
through the Gateways to Oldham scheme. 
 
Many RPs have identified the business and social benefits of diversifying the type of 
new homes they build and manage.  They are now considering private rented (new-
build), shared ownership and rent-to-home-buy as options.  New affordable housing 
remains important to support those in housing need, but through our WorkingXtra 
policy, there is also an opportunity to continue changing perceptions by prioritising 
allocation to those in employment, training or volunteering. 
 
We have previously stated that we recognise the need to lift the quantity and quality 
and choice of housing on former Council estates (Limehurst, Sholver and Fitton Hill) 
where the Council still has a substantial land asset.  In these cases, our approach is 
to work with our RP partners, developers and residents to build new homes for sale 
and private rent.  We also wish to secure the long term sustainability of these 
neighbourhoods by providing a more diverse, higher quality offer. 
 
This commitment needs to be formally confirmed and any transfer of land into a joint 
venture or other arrangement would need future approval by Cabinet.  Opportunities 
were identified to work with: 
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1. Regenda and a potential developer partner at Limehurst.  We are already 
working more strategically with Regenda and the output of this work – The 
Neighbourhood Co-operative Agreement – focuses on creative working between 
Regenda and OMBC to enhance opportunities and outcomes for residents and 
the community.  We have a shared Co-operative Vision, a common 
Neighbourhood Approach and a commitment to long term plans and actions. 
 

2. First Choice Homes and a potential developer partner at Sholver and Alt. 
 
3. Villages and current (Keepmoat) and any future partners at Fitton Hill.  Initial 

schemes are progressing for around 100 homes from Keepmoat and 78 homes 
through the Gateways to Oldham Scheme. 

 
In all cases, any decision to transfer land or sell will be made by the Corporate 
Property Board and there will need to be a clear business case in terms of (i) capital 
receipt or deferred receipt (ii) economic and social benefit (iii) quality of proposals (iv) 
deliverability. 
 
 
4. Conclusion 
 
There is a need to change the housing offer in Oldham as currently the market is in-
balanced.  This in-balance has a consequential impact upon the Authority’s Council 
Tax revenue base as well as a wider economic impact arising from the failure to 
attract more economically active people to live in the town.  There has arguably been 
too much of a focus on the provision of housing that meets needs rather than the 
provision of housing that meets aspirations.  Because of structural changes in the 
economy, the importance of the private rented sector is increasing and this is likely to 
continue with institutional investors seeking to enter the market at scale.  The Council 
has an ongoing opportunity via the disposal of our surplus land to influence the shape 
of the housing offer in the town.  In so doing, we will seek to raise the quality of 
provision as well as the absolute supply recognising that economically active 
households have choices about where to live.  The marketing of our offer – both at 
individual site level and the wider Borough offer – is fundamental and the Residential 
Prospectus has been produced to be part of our wider suite of marketing and 
regeneration information. 
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Oldham Residential Development Prospectus 2013 – 2018 

 
Welcome to Oldham’s 2013 - 2016 Residential Development Prospectus. 
 
This Residential Development Prospectus outlines our commitment to support 
housing growth and a wider choice of housing in the Borough through strong 
partnerships with developers and Registered Providers; use of Council land and new 
ways of working.  Our message is ‘Oldham is Open for Business’.  We hope that you 
find this clear and concise and that it provides you with an understanding of the key 
issues and approach we are taking.  
 
In the Oldham and Rochdale Housing Strategy 2012-15 we stated ‘We want to 
encourage a choice of homes that meets the needs and aspirations of our existing 
residents and help attract new residents into the boroughs.  We want to develop high 
quality new homes in locations where people want to live and that support economic 
growth.’ 
 
Our Residential Development Framework builds on Invest in Oldham, where we 
confirmed ‘Over the next five years, we will use our considerable land assets and 
planning policies to stimulate significant growth in residential completions.’ 
 
Here we outline in more detail how we aim to work with investors, developers and 
partners to accelerate housing growth as well as improve the quality of our housing 
and neighbourhoods.  A choice of new housing, including higher value homes, is 
crucial in terms of our economic growth through construction, jobs and encouraging 
people to live in the Borough.  We will continue to link into Government and AGMA-
wide initiatives to support housing growth. 
 
Oldham is a Borough with great advantages, including beautiful countryside and 
parks, excellent transport links, including Metrolink, a University, Science Centre and 
new academies.  Our plans for the Town Centre, including a new cinema complex 
and new Coliseum & Heritage Centre will make Oldham an even greater place to live. 
 
We work well with investors on schemes to regenerate neighbourhoods, build homes 
and tackle empty properties.  Whilst affordable or social housing is important, the key 
focus of this Prospectus is how we will stimulate a choice of new private housing 
investment and a residential offer that meets our economic need. 
 
 
 
Cllr Jim McMahon                                                                          Cllr Dave Hibbert 
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1. Introduction - About Oldham 
 
 
The Borough of Oldham has a population of 224,900.  The age profile population 
within this 30 minute catchment area is younger than the UK average.  
 
With its close proximity to the M60 and M62 motorways, Oldham provides easy and 
efficient access across the region.  Metrolink provides great connectivity, 
incorporating the town into the UK’s largest tram network. 
 
Oldham has an improving education offer and a thriving student population in the 
town centre, including University Campus Oldham, which offers a range of degrees 
and an MBA.  Developments in educational facilities include the investment of £137 
million in three new build academies and existing school buildings through the 
Building Schools for the Future Programme (BSF).  The Regional Science Centre 
Oldham, the first facility of its type in the country and The University Technology 
College adjacent to Oldham College are other examples of a thriving education offer. 
 
Oldham has a strong business base which spans a range of key sectors including 
health, advanced manufacturing, construction, retail, and financial and professional 
services.  This includes a number of national and international brands: The Mirror 
Group, Diodes Incorporated, Ferranti Technologies, DCT Civil Engineering and 
Innovative Technologies. 
 
We have a great leisure offer with seven Green Flag parks, historic canal corridors, an 
extensive rights of way network with two national trails, an award winning theatre 
company, art galleries and more. 

 

Huddersfield Narrow Canal 
 

Recent investment in new youth and sporting facilities is set to be followed by further 
improvement in sporting and cultural provision, with two new sports Centres, a new 
cinema and a new Coliseum Theatre & Heritage Centre. 

Our Town Centre is improving and, includes plans to restore the Old Town Hall as a 
civic ‘jewel’ through it’s redevelopment as a new multiplex cinema incorporating family 
restaurants and retail outlets. 
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2. Role of this Prospectus 

The focus of our offer involves strong partnerships with a range of private investors, 
developers, Registered Providers and other public sector bodies such as AGMA and 
the HCA.  We want to boost the quantity of new homes and broaden the choice of 
housing in the Borough.  This includes higher value, quality housing, quality private 
rented homes, shared ownership as well as affordable housing. 
 
We need to work innovatively to ensure that developers have access to national and 
local programmes of support.  However, we also need to be innovative with our own 
land assets. 
 
The Prospectus is primarily focused on supporting private housing and describes how 
we will contribute to the Greater Manchester ambition for 9,200 new homes to be built 
annually across the sub-region by 2015.  
 
This Prospectus outlines how the Council, over the next 5 years, will support housing 
growth and improve the choice and quality of housing, including higher value homes 
in the Borough.  It includes our offer to developers, builders, investors and existing 
partners.  The Prospectus outlines: 
 

• Work underway to develop new homes  

• How we will work with developers on ‘stalled’ or other privately-owned sites 
through a single ‘front door’ approach  

• Our key opportunities for housing development over the next 5 years 

• How we will use existing resources and new methods to support the local  
housing market and new investment 

• How we will market/ seek development on our land which is suitable for 
housing development and the criteria we will adopt for this 

• How we will work with Pension Funds and equity investors to develop new 
homes for private rent 

• How we intend to work with Registered Providers 
 
The proposals in the Prospectus reflect the priorities for housing growth reflected in 
the Greater Manchester Strategy, Invest in Oldham and the Oldham and Rochdale 
Housing Strategy 2012-15. 
 
The overall aims of our prospectus are to: 

• Increase the quantity of new homes. 

• Improve the choice of new private homes, including higher value 
housing. 

• Support private investment. 

• Support opportunities for private rented new-build 

• Encourage home ownership and different models of private sector 
delivery  

• Market/ seek development on Council-owned land  

• Work with Registered Providers to develop a wider tenure mix 
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3. New Homes 

Last year, in ‘Invest in Oldham’, we outlined the key housing investment 
achievements and opportunities in Oldham. 

In recent years, the Borough has benefited from over £430 million investment in new 
and existing homes. 

New quality housing 

We are supporting new, high quality private housing across the borough alongside the 
delivery of our affordable housing commitments.  

Over the next five years, we will use our considerable land assets and planning 
policies to stimulate significant growth in residential completions. 

We are seeking a range of private house builders, developers and housing 
associations to help us deliver our vision of a vibrant and diverse housing market that 
meets the aspirations of current and future residents. 

Our focus is very much on private housing and broadening our housing offer, 
alongside provision for affordable housing. 

 

New award winning housing at St Mary's. Include some of the most energy-efficient 
homes in the country, including the first Passivhaus homes in the North West. 

Current Schemes 

A number of house builders are working with the council to develop a range of quality 
private sector homes, including the following: 

• Keepmoat Homes are developing over 200 new homes on two sites in Derker 
and Werneth. Good sales rates underpinning their expanding activity in the 
borough. 
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• Countryside Properties are delivering over 200 new homes in Hathershaw and 
Werneth, where the development is within walking distance of a new Metrolink 
Stop. 

• Local developer, Wiggett Homes are very active in Oldham and are currently 
on site in Grasscroft and Lees. 

 

Keepmoat Homes are developing over 200 new homes. 

Oldham has enjoyed an investment in housing of over £430 million in recent years. 

Working with a range of private sector partners to make quality housing provision a 
reality, Oldham Council is helping deliver plans new homes across the borough. 

• Taylor Woodrow Developments completed a development of 61 homes at Hunt 
Lane, Chadderton early in 2012 

• Three60 Property has started on site in Delph; the development comprises 46 
mews houses, semi-detached and detached houses for sale in this popular 
Pennine village. 

• Redrow Homes have recently completed 124 new homes at Spinners Mews, 
Chadderton. 

Gateways to Oldham 

This £113 million Private Finance Initiative (PFI) project is providing over 700 new and 
refurbished homes on five sites. New homes are being developed by Wates Living 
Space, Regenter and Great Places. Over 80 of the new homes are for sale. 

Market Support 

Oldham Council works proactively with house builders to understand the market and 
to assist with Government initiatives such as “Get Britain Building”, “Rent to 
HomeBuy” and “FirstBuy”.  We’ve already supported bids by developers to access 
finance through Get Britain Building which will lead to 125 new homes for sale in 
Saddleworth. 
We also work positively with smaller, local house builders, who may not be able to 
access Government initiatives, to develop viable schemes. 
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Through our work with private sector partners, we have a good view of the housing 
market across the borough and an understanding of key drivers in particular locations. 

Oldham is a diverse area; nearly a quarter of the borough is in the Peak National Park 
whilst other neighbourhoods were subject to successful Housing Market Renewal 
intervention. 

We are able to offer advice and assistance in understanding these market nuances 
and demographic and economic drivers. 

Land Disposal Programme 

We have significant land assets which will be disposed of to deliver our ambitious 
housing aspirations. 

Large former school sites in established residential neighbourhoods with high quality 
connections to the transport network form the core of this disposal programme. 

More modest sites are available for smaller developers and builders and also for self-
build/community build. 

We are producing clear and concise development and planning briefs for all of the 
sites to underpin the disposal programme. 

Articulating the expected quality of future developments, the briefs will also set out 
how we will ensure that this quality is delivered whilst optimising the commercial 
viability of schemes and delivering a commercial return for the Authority. 

 



Page 29 of 78         Oldham Residential Development Framework and Prospectus                           December 2013 

 

4. Opportunities 

 
Choice of new homes, including higher value housing 
A choice of new housing, including higher value housing, is crucial in terms of our 
economic growth through construction, jobs and encouraging people to live in the 
Borough.  Oldham has beautiful countryside and parks, excellent transport links, 
including Metrolink and state of the art educational facilities.  With new investment in 
the Town Centre and Manchester on our doorstep, Oldham is a great place to live. 
 
We are committed to working with partners, investors and Registered Providers on 

increasing the quantity and choice of new private housing investment and a 
residential offer that meets our economic need.  This includes higher value and higher 

quality housing. 
 
Support for private investment in housing 
We recognise the challenges faced by developers and smaller builders to access 
Government funding and make schemes viable. 
 

We will continue to support builders and developers on stalled or new housing 
schemes through a single front door pro-active ‘development team’ approach to assist 
with bids, planning or financial barriers, including linking into national or GM funds. 

Where practicable and the scheme is not economically viable, we will ensure an ‘open 
book’ approach to reviewing and supporting planning conditions. 

 
Increase Private Rented Homes 
We have identified a clear demand for higher value, well managed private rented 
housing.  The Government, investors, developers and Registered Providers are all 
considering private rented new-build housing as a long term future solution.  We 
recognise that initiatives such as ‘Build to Rent’ are proving attractive and Pension 
funds and equity investors are keen on the long-term returns around high quality 
private-rented new homes. 
 
We will identify suitable Council-owned sites or privately-owned sites to progress 
private rented new-build housing either with an investor/ developer or Registered 

Provider partner. 
 
Home Ownership 
 
Our Local Authority Mortgage Scheme with Lloyds was the first scheme of its type in 
Greater Manchester.  We have supported many first time buyers onto the housing 
market and are entering our second phase.  We will explore and support other 
existing and emerging (national and sub-regional) innovative means to support home 
ownership and development, currently including: 

• Help to Buy equity loan  
• Help to Buy shared ownership 
• Help to Homebuy 

We will ensure that we are pro-active is ensuring local developers and builders are 
aware of these opportunities.   
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We will encourage home ownership where affordable and make use of a range of 
investment tools through AGMA, the HCA and elsewhere to support private 

investment. 
 
Development on Council-owned land 
 
OMBC has a significant land asset that has the current capacity to deliver around 
1,240 homes over the next 5 years.  The land comprises: 
 

• 13.3 hectares (392 homes) of former school sites 

• 13.7 hectares (435 homes) on former Council estates (now managed by 
Registered Providers)  

• The remainder on smaller sites across the Borough, with a limited number in 
established higher value areas.  

• The Council also owns the Lancaster Club, with potential for up to 144 homes 
 
We are continually reviewing our other assets to assess the potential for disposal. 
 
We will package and market Council-owned sites to increase long-term value and 
stimulate new quality housing investment.  This will include developing a 
comprehensive Purchasers Pack with consolidated titale information; land 
investigation reports and a speedy procurement and legal process.  Whilst there is a 
need to realise capital receipts, we will consider a deferred receipt or equity share in a 
site where it is possible to ensure higher quality or value homes.  Weighted criteria will 
consider: 

 
- Deliverability 
- Quality of proposals  
- Local economic benefit 
- Longer-term value for money 
- Capital receipt 

 
 
Our Co-operative Commitment 
 
As a Co-operative Council, we are keen to support the HCA’s approach to self-build 
housing.  We will work with custom-build associations or individuals at an early stage 
to support schemes which meet our needs.  We will market appropriate smaller sites 
for self-build opportunities. 
 
We will support custom-build and self-build initiatives on suitable Council-owned land 

where viable.  We will consider suitable sites to market for this purpose. 
 
 
Working with Registered Providers 

 

Between 2012/13 and 14/15, over 600 affordable homes will be built in Oldham with 

317 of these a ‘one off’ through the Gateways to Oldham scheme. 

 

Many Registered Providers have identified the business and social benefits of 

diversifying the type of new homes they build.  They are now considering private 
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rented, shared ownership and rent to home buy as options.  New affordable housing 

remains important to support those in housing need, but there is a need to change its 

perception. 

 

We have previously stated that we recognise the need to lift the quantity and quality 

and choice of housing on 3 former Council estates where the Council still has a 

substantial land asset.  In these cases, our approach is to work with our RP partners, 

developers and residents to build new homes for sale, private rent and affordable use. 

We also wish to lift the quality of new provision in these areas.  

 

We will use our land to - 

(i) Continue our work with Regenda to develop and deliver a vision for Limehurst 

(ii) Work with Villages Housing Association and developer/s to develop a plan for 

the Fitton Hill estate. 

(iii) Work with First Choice Homes Oldham on plans to improve and generate new 

housing in Sholver. 

 

We will continue to work with our developing Registered Providers (Aksa, First 

Choice Homes Oldham., Great Places, Guinness Northern Counties, Regenda 

and Symphony) to identify opportunities and support a choice of homes for 

affordable rent, shared ownership and tenure diversification. 

 

 

5. Contact Information 

 

 

For further information: 

 

E mail – invest@oldham.gov.uk 

 

Phone – 0161 770 2077 

 

Web -    www.investinoldham.gov.uk 

 

 

Invest in Oldham 

Oldham Council 

Civic Centre 

West Street 

Oldham 

OL1 1UH 
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APPENDIX 3 –  

The Residential evidence base 
 

Introduction 

In April, 2013, the Council commissioned Arc4 to review Oldham’s Housing Stock and 
Delivery Mechanisms.  We set out below the reports key findings and 
recommendations - 

The National context 

 Through its housing strategy published in November 2011,1 the Government 
has developed a number of initiatives to generate new housing development 
and delegate greater responsibilities to councils and communities - these will 
shape how our strategic priorities are delivered in the future. The national 
strategy set out the Government’s intended direction of travel for housing, its 
role in the wider economy and its contribution to social mobility. Government 
want to see primacy of homeownership, social housing as welfare and an 
increasing role for the private rented sector. The key elements of which are: 

• An agenda of growth in housing delivery, recognising the positive role that 
housing and its construction has in supporting economic growth, increasing 
employment opportunities and supporting inward investment. This is 
underpinned by a number of private sector led funding initiatives such as 
The Regional Growth Fund, designed to support public sector dependent 
economies to private sector led growth and the recently announced Local 
Growth Fund. The Government introduced the New Homes Bonus to 
specifically encourage housing growth; and 

• The introduction of the new National Planning Policy Framework, designed 
to simplify and speed up the planning system, has a presumption in favour 
of sustainable development and requires Oldham BC to work more closely 
with local communities to deliver the homes, jobs and infrastructure needed 
for a growing population.  

The Regional context 

 As one of the ten local authorities making Greater Manchester, the borough 
has a significant role to play in its growth and development. The draft Greater 
Manchester Strategy 2013-2020 (currently out to consultation) firmly links an 
improved and increased housing offer to the combined authority’s ability to 
deliver its ambitious plans for growth and reform agendas.  

‘To attract talent and improve our existing residents’ quality of life we must 
create safe, sustainable, healthy places for our communities to live and build 
enough houses of the type and tenure needed so that people are not forced to 
move beyond our boundaries in their search for good family homes’2 

                                            
1
 Laying the Foundations: A Housing Strategy for England 

2
 The Greater Manchester Strategy 2013-2020 draft 
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 One of the strategy’s primary growth objectives is to attract and retain talent by 
creating places where people want to live, through stimulation of the housing 
market and the delivery of a high quality residential offer. 

 The strategy recognises that Greater Manchester has seen a dramatic 
decrease in new housing completions since the peak of the housing market in 
2007; new supply is running at around 3,000 per annum, rather than the 9,000 
– 10,000 it needs. It recognises the difficulty in accessing mortgage finance for 
households and a consequent difficulty in accessing development finance as 
the key barriers to overcome. 

 The Greater Manchester Combined Authority has therefore committed to a 
target of the returning to delivery of 9,200 new homes per annum by 2015, 
mindful too of the employment and economic gains to be secured from a 
restored house building programme. In any climate, increasing delivery to the 
levels aspired to in the Greater Manchester Strategy 2013-2020 is ambitious; 
between 1998 to the present, 9000+ homes has been achieved once, in 
2007/8. The 9,200 target will be a challenge; Chart 1 illustrates gross 
development across Greater Manchester from 1998. 

 

Chart 1: Gross Development 
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 To achieve the growth targets the Greater Manchester strategy focuses on 
three inter-related work programmes: creating new development models; 
tackling financial barriers; and easing the development process in Greater 
Manchester. The strategy recognises that Greater Manchester is:- 

• Creating existing new business models based on building new homes for 
market rent; 

• Working on products which offer alternatives to the traditional mortgage as 
routes to home ownership; 

• Ensuring our land supply continues to offer deliverable opportunities, 
including on public sector land; and 
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• Seeking alternative sources of investment in new housing, including 
institutions such as pension funds. 

 

The Local context 

 The strategic agenda for Oldham Borough Council is to create a residential 
offer that retains existing residents and attracts economically active households 
to the area.  Getting the housing offer right in terms of type, size, tenure and 
price/affordability and in neighbourhoods that are sustainable in terms of 
popularity, crime, environment and access to services is critical in underpinning 
the economic success of the borough. 

 The interdependence of the economic and housing strategies is critical. A key 
outcome of both strategies must be to raise the average income level of 
residents to afford better homes and services. Achieving this involves assisting 
existing residents in accessing better paid employment opportunities, 
encouraging upwardly mobile young professionals/managers and families to 
remain in the area and attracting more residents to move into the area – 
particularly higher paid professional and managerial workers.  

 Underpinning this is the residential offer. If the majority of higher paid workers 
still continue to choose to live outside the conurbation then it will be very 
difficult to secure a sustainable housing market and if existing residents cannot 
move through the housing ladder, finding appropriate housing as their 
economic circumstances change or through their life cycles, then they will look 
elsewhere, leaving the borough. 

 The Oldham population is growing. The estimated population in Oldham grew 
between censuses; increasing from 217,273 in 2001 to 224,897 in 2011, a 
3.5% increase (although this is less than in Greater Manchester where there 
was an 8.1% increase) and this will create a demand for more housing. 

 The key challenges and evidence in the Oldham housing market to create the 
required residential offer are described within this section alongside the 
potential opportunities. 

 

• Key challenges 

There is limited choice in the housing market 

 There are 89,703 households living in Oldham. Of these 58,259 or 64.9% are 
owner occupiers; this an encouraging statistic but it is reducing. Just over a fifth 
of households live in the social housing sector which has also reduced over the 
past 10 years. The private rented sector accounts for 13.65% of households or 
12,174. (Chart 2). 
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Chart 2: Tenure change in Oldham 2001-2011 
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 However, within the different tenures there is an imbalance in the stock profile 
in Oldham with a predominance of low value terraced properties. In Oldham 
41.2% of properties are terraced (the highest proportion of terraced homes in 
Greater Manchester), this compares with 21.5% of Greater Manchester’s 
housing stock and 24.7% nationally (Census 2001). (Chart 3) 

 

Chart 3: The % of terraced properties in Greater Manchester 
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Source: 2011 Census Dwellings, Household Spaces and Accommodation Type (KS401EW)  

 

 However, in a number of wards, particularly the inner areas, the percentage of 
terraced properties is over 50% of all properties (Chart 4). With low proportions 
of detached properties and larger homes there is a need for larger family 
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accommodation highlighted by the issues around over-crowding in the inner 
areas and continued increases in household size in those communities.  

 

Chart 4: Dwelling type by ward 
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 This dominance of terraced properties is reflected in the Council Tax bands; 
where in Oldham just over 70% of properties are in Council Tax band A and B. 
(Chart 5). This clearly indicates that there is a predominance of lower quality, 
low value stock, which manifests as a market with a lack of choice that inhibits 
movement through the housing market and deters incoming households that 
are looking for medium and higher value homes. 1% of properties are in 
Council tax Bands G and H. 

 

Chart 5: Percentage of properties in Council Tax A and B  

The %age of properties in Council tax A and B

65.8
69.0

58.3

75.9

70.8 72.1
74.4

45.9

70.4

40.5

69.7

0.0

10.0

20.0

30.0

40.0

50.0

60.0

70.0

80.0

G
M

B
o l
t o
n

B
u r
y

M
a n
c h
e s
t e
r

O
l d
h
a m

R
o
c h
d
a l
e

S
a l
f o
r d

S
t o
c k
p o
r t

T
a m
e s
i d
e

T
r a
f f o
r d

W
i g
a
n

 



Page 37 of 78         Oldham Residential Development Framework and Prospectus                           December 2013 

Source: Source: Valuation office Agency. At 31 Dec 2012 

 

 As well as many areas offering a limited choice of property type, evidence 
confirms that different property types recover from the recession at different 
rates. Larger family properties are not generally reliant on first time buyers for 
transactions and therefore ‘ride out’ the recession relatively smoothly and areas 
with good quantities of family-sized housing stock correspond with the areas 
that people with the highest skills levels and occupations generally want to live. 
A limited supply of high-quality detached properties and family homes is likely 
to be one of the factors which affect Oldham’s ability to attract and retain high-
end skills and occupations.   

 As different property types recover from the recession at different rates 
(generally semi and detached larger properties recover more quickly and 
terraced properties and flats more slowly) there will be a risk of even greater 
housing inequality where there are concentrations of different housing types. 
On the one hand there will be areas where house price and sales stagnate or 
even decline but on the other there will be issues of affordability in areas of 
high demand. Without intervention the inequality between local markets in both 
boroughs is likely to increase. Providing a good range of homes where people 
want to live is therefore a priority, but equally, we need to change the nature of 
some existing neighbourhoods so that they become more popular.  This 
approach can be used to promote both City Centre and areas around Metrolink 
stations as locations of choice, both for high quality private rent and outright 
sale. 

 A key underlying message is the need to provide an improved choice of 
dwelling types and sizes. 

 

Property values and sales continue to reduce 

 Sales and values continue to reduce; Oldham’s recovery will start from a lower 
base position compared to Greater Manchester. 

 Average property prices in Oldham remain significantly lower than Greater 
Manchester (Chart 6). Over the first three quarters of 2012 (From April 2012), 
average property prices in Oldham reduced from £121,131 to £119,118 
(reduction of 1.6%). This downward trend has been experienced from Quarter 
4 2007 when prices peaked at £139,269. 
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Chart 6: Average property price to Q3 2012 

Average property price to Q3 2012

0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

160,000

180,000
Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3
 

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3
 

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3
 

Q
4

Q
1

Q
2
 

Q
3
 

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4
 

Q
1
 

Q
2
 

Q
3

Q
4
 

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

Q
4

Q
1

Q
2

Q
3

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 20112012

GM Oldham

 

Source: CLG House Price Statistics; Land Registry Price Paid Dataset 

 

 Chart 7 shows the lower quartile house prices for Oldham compared to Greater 
Manchester. Lower quartile prices are lower in Oldham with figures currently 
around the £77,000 figure in Q3 2012 in Oldham compared to £90,000 In 
Greater Manchester. 

 This does add an affordability factor to Oldham housing markets and this 
should be harnessed and marketed. The affordability ratios have improved 
since 2010 from 4.6 to 4.4 in 2011 and 4.3 in 2012. However, the percentage 
difference is smaller between lower quartile prices in Oldham and lower quartile 
prices in Greater Manchester than it is for overall average prices. Whilst 
Oldham retains an affordability factor it is less competitive for lower quartile 
properties than for more expensive homes, likely to be semi-detached and 
detached. Oldham Council will need to create a much better housing offer than 
neighbouring authorities to attract first time buyers. 

 

Chart 7: Lower quartile property price to Q3 2012 
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 Since 2007, Oldham prices have been around 80-90% of Manchester prices 
but during 2011, this reduced to below 80% and continues to reduce. (Chart 8). 
House prices are relatively inexpensive and may be affordable for those 
looking to purchase from outside the borough, highlighting the role that the 
borough can play in the wider housing market and meeting wider demand. 
However, the continuing complexity around access to mortgages continues to 
make it difficult for purchasers (particularly first time buyers) to buy. 

 

Chart 8: Average property prices as a percentage of Greater Manchester 1996-
2012 
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 In Oldham, new build property prices have increased by 0.3% since 2008. 
However, there have been some large reductions in new build prices in all 
property types. (Chart 9) 

  

Chart 9: New build property prices Oldham 2008-2012 

New build property prices Oldham 2008-2012

£0

£50,000

£100,000

£150,000

£200,000

£250,000

£300,000

Det £239,817 £277,737 £243,198 £231,670 £206,035

Flat £135,060 £98,791 £100,426 £120,331 £103,456

Semi £158,947 £185,370 £185,714 £178,139 £162,221

Terr £157,655 £141,962 £166,648 £215,200 £201,663

Total £161,377 £159,647 £168,620 £160,965 £161,790

2008 2009 2010 2011 2012

 

Source: CLG House Price Statistics; Land Registry Price Paid Dataset  



Page 40 of 78         Oldham Residential Development Framework and Prospectus                           December 2013 

 

 Transactions have fallen to 62% of 2008 levels in Oldham and continue to fall. 
This is largely driven by the reduction in the terraced market which has fallen 
by 48.2% since 2008. Oldham has experienced larger reductions in sales than 
Greater Manchester since 2008 and a significant reduction in 2012 from 1,767 
sales in 2011 to 1,541 in 2012. (Chart 10) 

 

Chart 10: Property sales index (base 2008=100) 
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 The overall figures mask local transaction changes. In Oldham there have been 
reductions of up to 68%, for example in Hollinwood where sales figures are 
now 32% of 2008 levels. The wards that have experienced the highest 
reductions in sales are: Hollinwood, Coldhurst, St Mary’s and Royton South. 
(Chart 11) 
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Chart 11: Property sales index Oldham 2008-2012 (2008=base100) 
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Source: CLG House Price Statistics; Land Registry Price Paid Dataset  

 

 In Oldham, terraced properties have experienced the largest reduction in sales 
since 2008 to 52% of the 2008 figures. Over the past 12 months during 2012, 
flats have accounted for the largest percentage reduction in sales (Chart 12). 

 

Chart 12: Property sales by property type Oldham 2008-2012 (2008=base100) 
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The time to sell a property has increased from 8.5 weeks in 2008 to 28.7 
weeks in 2013. New Build has experienced some of the longest time to sell 
compared to existing property.  
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Chart 13: time to sell property (weeks) 2208-2012) 
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We need to increase delivery 

 The falling sales and property values have led to a significant reduction in the 
delivery of new homes. Whilst we understand why this has happened given the 
difficulty in access to mortgage and development finance, we need to consider 
different approaches to delivering new homes. 

 If Oldham is to contribute toward the growth of the Greater Manchester 
Combined Authority and compete within it, then it will need to increase the 
delivery of new homes, taking into account the need to diversify the housing 
offer in terms of price, size and tenure. This is in itself very challenging. 
Oldham was responsible for providing 3% of the overall housing delivery target 
under the former Regional Spatial Strategy (289 of 9,623 properties). If it is 
allocated a similar proportion again this will be circa 276 pa.   

 Chart 14 shows the performance of the borough in delivering new homes from 
2008/09 to 2012/13. As the downturn hit, it is clear that the private sector was 
responsible for delivering the majority of new homes but the difference in the 
proportion of new homes delivered by the private sector and the social sector 
have reduced and estimates in 2012/13 suggest that the affordable sector will 
deliver more homes than the private sector. 

 This is a trend the Council we want to reverse; private sector delivery is crucial 
to diversifying the housing offer and providing different tenure options. 
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Chart 14: Number of New Homes Built in Oldham 2008/9-2012/13 
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Source: Oldham Borough Council 

 

Chart 15 shows the number of homes granted planning permission during the same 
period. Whilst permissions have significantly reduced, there have been a 
significantly higher number of homes granted planning permission than we are 
seeing delivered. This is because many sites are stalled through a lack of 
development finance, difficulties in viability as sales values drop and a lack of 
confidence that homes can be sold when they are built.  

 

Chart 15: The number of homes granted planning permission 2008/9 -2012/13 

The number of homes granted planning permission

1026

1287

865

417

354

0

200

400

600

800

1000

1200

1400

2008/09 2009/10 2010/11 2011/12 2012/13

 

Source: Oldham Borough Council 

 

 The difficulties in delivering new homes are embedded across Greater 
Manchester and the authority will need to think more creatively to ensure 
delivery increases. 
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We have been successful in delivering social rented 
housing 

 We support that everyone should have the opportunity to live in a decent home; 
a home they can afford, in an area they want and in Oldham, we have been 
successful in providing housing for people in housing need. 21.1% of Oldham’s 
housing stock is in the social rented sector; this represents just over 19,000 
properties and is the fifth largest in Greater Manchester. The sector is at similar 
levels to the Greater Manchester average of 21.9% but larger than the 
percentage for the North West and England and Wales (Chart 16). 

 

Chart 16: The percentage of social renting housing in Greater Manchester 2011 
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Source: Census 2011 

 

 This overall provision masks local distribution. Chart 17 illustrates the 
distribution of social rented stock by ward and shows that in some wards, it is 
as high as 47%. 
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Chart 17: Tenure in Oldham 
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 Any additional new social housing that is delivered must be larger; (the 
evidence confirms that there is a predominance of smaller flats and houses 
within the social rented stock in Oldham) and in locations where the existing 
levels are low to help to rebalance markets. The spatial distribution of social 
renting housing (Map 1) shows that social rented units are predominately 
located in the South and West of the Borough.  Coldhurst, Alexandra and 
Hollinwood contain over 40% of social rented units in each ward whilst 
Saddleworth, North, South and Saddleworth West and Lees have less than 
10%. This distribution reduces choice of area within the borough for many 
households who are renting in the social sector.  

 

Table 1: Housing Association stock in Oldham 

 

 

 

 

Oldham General 
needs 

Older 
person 

Supported Other total % 

1 and 2 bed bungalow 692 1,038 21 7 1,758 9.1 

3 and 4+ bed bungalow 3 22 0 0 25 0.1 

1 and 2 bed flat 5,315 944 1,252 7 7,518 39 

3 and 4 +bed flat 156 2 42 0 200 1.0 

1/2/3 bed house 8,909 65 42 4 9,020 46.7 

4+ 5 bed house 733 7 0 4 7,44 3.8 

6 + 7 bed house 9 0 0 0 9 0.04 

Total 15,817 2,078 1,357 22 19,274 100 

% 82 10.7 7.0 0.1 100  
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Map 1: The location of social housing stock 

 

 The net annual affordable housing need for the borough is 243 dwellings per 
year over the next five years. This includes a total of 679 homes over 5 years 
(average of 136 per year) which, subject to funding, would be completed 
through planned delivery by housing providers and an additional housing need 
per year of 107 homes3.   

 The current proportion of social rented housing in Oldham is 21.1%. The 
current proportion of intermediate housing such as low cost homeownership 
options is 0.4%4.  A key national challenge, and one that is clearly evident in 
Oldham given the low wage economy, relates to the ability of prospective home 
owners to get into the housing market given the average deposit requirements 
and house price to earning ratios; currently 4.65. 

It is particularly important that local people are able to afford to buy in an area. Limited 
access to 

homeownership is likely to have a series of negative economic and social 
consequences. For example, it can impact on macroeconomic stability, 
undermine peoples' housing aspirations and inhibit the creation of sustainable 
communities and labour market flexibility.  Fewer social tenants can move into 
home ownership, creating a 'bottleneck' on the availability of social housing. 
There is a risk of an ever widening gap between those who can afford to buy 
and those who can't. 

 The evidence from the 2010 Strategic Housing Market Assessment confirmed 
that:: 

                                            
3
 Oldham’s Strategic Housing Market Assessment 2010 

4
 Census 2011 

5
 CLG 2012 
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• People living in the inner areas of Oldham are unlikely to be able to afford to 
purchase properties in the borough; 

• Buyers from the more affluent areas (i.e. Chadderton, Shaw and Royton) 
are only able to purchase properties in East and West Oldham; and 

• No buyers purchasing from within the borough are able to purchase 
properties within Saddleworth and Lees. 

 Despite the area potentially being attractive to those from outside of the 
borough, it is likely that many first time buyers would not be able to reach the 
levels of saving required for deposits, with this position likely to continue in the 
short to medium term. This is a new and significant priority group who want 
homeownership, can sustain home ownership but are unable to access it. This 
group is often termed the ‘excluded middle market’ because they are excluded 
from social rented homes because of their incomes but equally excluded from 
homeownership given the complexities around lending criteria and affordability. 
This presents Local Planning Authorities with a new priority group which 
demands a discussion about the extent that housing delivery, for those that 
require support, should focus on affordable housing for those in need versus 
the increasing focus on the ‘excluded middle market’. The excluded middle 
market consists of households that are economically active that bring skills and 
prosperity to a region; the very group that Oldham Council wish to retain and 
attract. 

 This will have implications for the type of affordable housing required within the 
borough to help support pathways to homeownership and future affordable 
housing should be prioritised toward products that support pathways to 
homeownership. This was a key recommendation from the 2010 Strategic 
Housing Market Assessment. 

 

Creating a quality alternative tenure offer 

 The Government’s Housing Strategy, published in November 20116, set out the 
government’s plans to boost housing supply. It recognised an increasingly 
important role for the private rented sector, both in meeting people’s housing 
needs and in supporting economic growth by enabling people to move to take 
up jobs elsewhere and to respond to changing circumstances.  

 The private rented sector is growing; the recently published Census figures for 
2011 confirmed that the sector now totals 18.1%, an increase of 31.2% from 
13.8% in 2001. Increasing house prices pre 2007 and the struggling sales 
market when the down turn came are both factors that have underpinned the 
growth of the rental market for both ‘active choice’ renters and ‘frustrated would 
be’ homeowners. Tenure reform and less accessible social rented housing is 
also likely to be an increasing factor to the growth in the private rented sector 
and the sector clearly now plays a vital role in meeting housing needs as well 
as providing an alternative to homeownership. Further growth could come from 
institutional investment, specifically in build-to-rent at scale, homes targeted at 
‘low-to-middle earners7 who are unable to access home-ownership (the topic of 

                                            
6
 Laying The Foundations; A Housing Strategy for England, 2011 

7
 Defined by the Resolution Foundation as ‘those members of the working-age population in income deciles 2-5 
who receive less than one-fifth their gross household income from means-tested benefits’ 
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the recent Montague review8); the very group that Oldham need to attract to 
support economic growth. 

 Local authorities have an important role in ensuring that the Private Rented 
Sector provides an alternative to homeownership and encourages 
economically active households to live in the borough.  

 Balancing good quality supply with demand will help to stabilise rents and 
encouraging good quality management will improve the reputation of the sector 
and encourage longer term lets and lower turnover. However, this is a 
challenging task where existing partners need to be encouraged to participate 
and new partners and investors need to be identified. 

 The Census 2011 confirms that there are 12,174 (13.6%) households living in 
the private rented sector in Oldham; this is lower than the national figure of 
18.1%. Chart 18 illustrates the percentage of stock in the private rented sector 
across Greater Manchester authorities.  Oldham has one of the smallest (by 
percentage) of properties in the private rented sector across Greater 
Manchester and although the sector has grown by 54.5% since 2001, this is 
relatively limited growth compared to other local authorities across Manchester 
(Chart 19).  

 

Chart 18: The percentage of properties in the private rented sector 
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Chart 19: The percentage growth of the private rented sector 2001-2011 
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 The sector is a relatively low value market in Oldham proving an extension to 
the social rented sector and supporting those in housing need and lower 
income households. The challenge for Oldham is also to raise the overall 
quality of homes available to rent across the Borough so that the increase in 
this sector can contribute to raising the quality of the Borough’s housing stock. 
Overall, the total number of properties coming onto the market in the past four 
years is 6,200 and this has increased  from 1,016 in 2009 to 2,071 in 2012; an 
increase of 103.8%. Overall, the number of properties coming onto the market 
as a percentage of the total stock has increased over the past 3 years and in 
2012 represented 17% of the total private rented stock.  

 Whilst the sector is a low value sector, the wards that have experienced the 
largest percentage increase in new properties coming onto the market are: 
Chadderton North (280%), Royton South (280%), Royton North (250%), 
Saddleworth West and Lees (174.1%), Shaw (168.8%), Chadderton South 
(163.9%) and Saddleworth South (153.4%). With the exception of Shaw, these 
wards are those with some of the highest average property values and would 
suggest that the market in Oldham is growing for the higher income private 
rented sector. This provides an opportunity for further investment and growth. 

 As with the property stock overall, the offer in the private rented sector is 
limited for families. Two bed properties dominate the market and represent 
55.8% of all properties brought to the market since 2009 and 3 bed account for 
25.8% of all properties (Chart 20). By comparison, there are very few larger 
properties; only 5.7% of all properties brought onto the market in the past four 
years have been over 4 beds. 
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Chart 20: The proportion of properties coming onto the market by size 
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 The average time it took to let property in Oldham since 2009 is 16.6 weeks. 
However, during 2011 and 2012 this time reduced significantly and during 
2012, the average time to let property was 8.8 weeks. Since 2009, the time to 
let property has reduced by 63.5% and this reduction is reflected in all wards. 
This would suggest that there has been an increased demand for properties in 
the private rented sector over the past few years.9 

 The average rental yield in 2012 was 4.5%. However, this can increase to over 
7% in some wards and further work should be undertaken to look at potential 
yields in a number of specific geographies. 

 The highest rental yield is in St Mary’s (7.6%) based on the low property values 
and buoyant rental market, the lowest yield is in Saddleworth South (2.9%) 
based on the higher property values. 

 Rents are generally being negotiated upwards with rent increases of 7% for 
properties coming onto the market and 8.2% for those let. The pressure is also 
shown as larger houses (3 and 4 bed) are being let at higher rents than they 
are advertised at. 

 

Bringing empty homes back into the private rent or 
owner occupation sector 

 There are some 1,494 vacant homes empty for 6 months or more and this 
represents 1.6% of the total housing stock.  Actions should be taken to reduce 
this by using all the tools available to get the homes into active use either for 
private rent or sale.   

                                            
9
 Vizzihome  
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 There are a number of tools available and the HCA has announced further 
funding under the Empty Homes programme to bring empty homes back into 
use.  

 

• In conclusion 

 The evidence base presents a number of challenges for Oldham Borough 
Council but focuses our resources and priorities around a number of key 
themes. 

 We need to deliver more homes to support a growing population and in doing 
so diversify and improve the choice of our housing offer. In reality this means 
building an increased proportion of higher value homes, generally detached 
and semi detached with 3+ bedrooms to provide options as people move 
through their lifecycle and to attract economically active households. 

 Increasing delivery in the current economic climate remains challenging. Our 
offer must be realistic and market facing, we must consider how best to 
encourage development by using all the tools at our disposal.  In addition to 
continuing to seek development on our brown field sites, there is also a need to 
consider the release of sites that will be attractive for higher value homes and 
this may include land currently within the greenbelt.  As well as land holdings, 
consideration should also be given to developing a ‘toolkit’ of measures that 
can help stimulate development and these ideas are further explored within the 
strategy but include measures such as: 

• Land (free, deferred/ reduced cost); 

• Using New Homes Bonus to assist further development; 

• Funding from Commuted/s106 Sums; 

• Prudential borrowing as agreed by the Council;  

• Ensuring the maximisation of Government revenue products and where 
there are none, providing some locally; and 

• Risk sharing with developers/providing guarantees. 

 In terms of the different tenures we need to create. Given that we already have 
existing social housing stock of circa 19,270 plus the pipeline programme, it is 
recommended that the focus on affordable housing requirements through 
planning conditions should be: 

• First and foremost to provide pathways to ownership for excluded middle 
markets; 

• For private rented provision; 

• Where there are specific gaps in provision such as delivering larger (4+ 
beds) and/or adapted properties or in locations where there is limited 
provision such as Saddleworth;  

• Where an element of pre-sale to Registered Providers is necessary for 
overall scheme viability and then we recommend that there is a flexible 
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approach taken to retaining the stock in the social rented sector in the 
longer term. 

 It is clear from the evidence that the real area of growth has been in the private 
rental market.  This trend is set to continue as more households choose to rent 
rather than buy, this may be because of the inability to find large deposits, a 
positive preference for renting or a lack of confidence that the housing market 
will remain stable/grow and that employment is secure.  Encouraging a healthy 
private rented sector that offers good quality, well-managed homes, must form 
part of the mix of homes available across the Borough.  Evidence of current 
demand points to shortages of private rented properties for families in the more 
popular neighbourhoods and this will need to be addressed by the borough 
through the development of new forms of funding such as institutional 
investment and other Government programmes such as Build to Rent and the 
Local Growth Fund. Further work is required to identify areas that deliver rental 
yields that will provide adequate investment return. 

 This is against a backdrop of recession, where Oldham is starting from a lower 
base position than may other authorities in Greater Manchester. There has 
been a 5.1% increase in unemployment in Oldham within the last year (the UK 
has seen a decrease). 
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Table 2 - Summary of sites that have stalled 
(10 or more dwellings) 
 

Current 

Status 

PP 

Type Ref Location Capacity Developer 

Contact Details 

(where available) 

UCS FULL 0136 

Land at Rhodes 

St/Owen Fold 18 

Owen Brothers 

Contractors 

Limited 

New Phoenix Works, 

Unit 6, Glen Trading 

Estate, Wellyhole St, 

Oldham, OL4 3BB 

UCS FULL 2152 

Land off Granby 

Street 15 

Brantwood 

Design & Build 

C/O agent - Hall 

Needham Associates. 

0161 688 1820 

UCS FULL 2227 

Land at Birches, 

near Birches 

Parade, Holts OL4 

5PZ 22 

Jeff Manstone 

Ltd 

49 Manor Road, 

Potters Bar, Herts. 

EN6 1DQ 

UCS FULL 2369 

Victoria Works, 

Wool Road, 

Dobcross, OL3 5NS 19 

Chapman 

(Saddleworth) 

Ltd 

29 Burnedge Lane, 

Grasscroft, Oldham. 

OL4 4EA. 0161 627 

4355 

UCS FULL 2412 

Site of Cardinal 

Street Motors, 

Cardinal Street, 

Oldham 58 

Hillstone 

Developments 

Limited 

Falcon Business 

Centre, Victoris 

Street, Chadderton, 

Oldham. OL9 0HB 

UCS FULL 2447 

Tamewater Mill, 

Delph New Road, 

Dobcross, OL3 5BE 45 

Tamewater 

Developments 

Tamewater Mill, 

Delph New Road, 

Dobcross. OL3 5BE 

UCS FULL 2774 

The Bank and 

Northern Carpets 

buildings, 37-39 

and 41-51 Mumps, 

Oldham 57 

Hillstone 

Developments 

Limited 

Falcon Business 

Centre, Victoris 

Street, Chadderton, 

Oldham. OL9 0HB 

    234   
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Table 3 - Summary of sites that have permission but have not been 
implemented.  
(10 or more dwellings) 
 
Sites with 10+ dwellings that have current planning permission but have not been implemented (as 
of August 2013) 

Current 

Status 

PP 

Type Ref Location Capacity Developer 

Contact Details 

(where available) 

OUT OUT 2367 

Greenhurst 

Crescent, Fitton Hill 32 

Villages Housing 
Association 

Limited 0151 480 1313 

OUT OUT 2661 

Land at North 

Werneth Zone 4, 

Land bounded by 

Suthers Street to 

the north, Edward 

Street to the south  62 OMBC   

OUT OUT 2662 

Land at North 

Werneth Zone 5, 

Land bounded by 

Hartford Mill to the 

west, Edward Street 

to the north,  72 OMBC   

OUT OUT 2663 

Land at North 

Werneth Zone 6 

(Hartford Mill, 

Edward St) 158 OMBC   

OUT OUT 2859 

Boundary Park, 

Futherwood Road, 

Oldham 693 
Holroy 

Developments Ltd 0161 627 4000 

OUT OUT 2896 

Land at Rosary 

Road, Oldham, OL8 

2QE 72 

Villages Housing 
Association 

Limited 0151 480 1313 

OUT OUT 3082 

Cabaret Club, 2 

Bridge Street, 

Oldham, OL1 1EA 12 

No developer on 

record. Applicant 

is Mr G Thind 

C/O agent Chorlton 

Planning. 0161 624 

3001 

PP FULL 0288(1) 

Land at former site 

of Lumb Mill, Delph, 

Oldham 46 
Three60 Property 

Investors Ltd 0151 708 674 

PP FULL 2012(1) 

Land at Ruskin 

Street/Norman 

Street, Oldham, OL1 

2EN 14 
Freshstart 

Construction LTD 

Stirling House, 501 
Middleton Road, 

Chadderton, Oldham. 
OL9 9YL 

PP FULL 2101 

Land off Ripponden 

Road / Cornhill 

Street 14 Brierstone Limited 

1 The Pavilions, Bridge 
Hall Lane, Bury. BL9 

7NX 

PP FULL 2147 

Land off Wellyhole 

Street, Oldham 56 

Select Quality 

Homes Ltd 0161 626 7218 

PP FULL 2276 

Land off Acre Lane, 

Oldham 18 
Casey & Co 

Limited 01706 341121 
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PP FULL 2407 

Former United 

Reform Church, 

Victoria St / Oldham 

Rd, Failsworth 13 
Baliss Properties 

Limited 
Mr Paul Cook - 
07860763315 

PP FULL 2515 

Land adj., Hillside 

Nursery, Sholver 

Lane, Oldham, OL1 

4NT 11 
Brierstone 

Properties Ltd 

1 The Pavilions, Bridge 
Hall Lane, Bury. BL9 

7NX 

PP FULL 2831 

53 - 55 King Street 

(formerly Riley 

Snooker Club and 

Megson and 

Ponsonby  126 
Millerbrook 

Properties Ltd 0161 652 6966 

PP FULL 2872 

The Smithy, 1053 - 
1055 Ashton Road, 
Bardsley, Oldham 10 Spear Avon 

C/O Atlas Trading 
Group Ltd, Oldham 

Road Sawmills, 
Waterloo, Ashton-

Under-Lyne. OL7 9AS 

PP FULL 2934 

Land at Ladcastle 

Road, Dobcross 14 
Beckmere 

Partnership 

C/O Hall Needham 
Associates - 0161 688 

1821 

PP FULL 3007 

Land at the rear of 
Saddleworth 
Business Centre 
(Lumb Mill) 10 Quantum Star Ltd 

Mr John Saxon - 
07970172567 

PP FULL 3008 

Site of The 

Brookdale, 

Coronation Road, 

Failsworth, M35 0LT 28 
R & R Lifestyles 

Ltd 08700 115 680 

PP FULL 3067 

Land at Milne 

Street, Oldham, OL9 

7SR 11 

First Choice 

Homes Oldham 0161 770 4583 

PP FULL 3104 

3-5 Hamilton Street, 

Oldham, OL4 1DA 11 

No developer on 

record. Applicant 

is Mr Ahmad 

C/O Agent Pilgrim 

Associates Ltd. 0161 

627 1536 

S106 FULL 2166 

New Barn Junior 

School, Kings Rd, 

Shaw 14 Wiggett Homes 

C/O agent - Hall 

Needham Associates. 

0161 688 1820 

S106 FULL 2654 

Land behind bus 

turning area and 

Pickhill Lane, 

Uppermill, Oldham 24 

Bondgate 

Developments 

(Uppermill) LLP 

C/O agent - Hall 

Needham Associates. 

0161 688 1820 

S106 FULL 2925 

Wallhill Mill, Off 

Wall Hill Road, 

Dobcross, Oldham, 

OL3 5RB 40 

Dronsfield 

Mercedes Ltd 

C/O agent Chorlton 

Planning. 0161 624 

3001 

    1561   

 



Page 56 of 78         Oldham Residential Development Framework and Prospectus                           December 2013 

Table 4 - Summary of Sites that are under construction as at September 2013  
(10 or more dwellings) 
 

Sites of 10 or more dwellings that are under construction as at September 2013 

CurStatus Ref Ward Location Cap 

UC 0136 SW&L Land at Rhodes St/Owen Fold 18 

UC 2081 SW&L 

Site of former Athens Mill, Brook Lane (Athens 

Way) 24 

UC 2091 SS 

Frenches Wharf, adj to Knoll Mill, Wellington Road, 

Greenfield 99 

UC 2146 SS Royal George Mills, Friezland 65 

UC 2274(1) SW&L Land at Acorn Street, Lees, Oldham, OL4 3PD 25 

UC 2290 CO Land off Dew Way, Oldham 46 

UC 2311(1) SW&L 

Former Acorn Mill Site, Mellor Street, Lees, 

Oldham. OL4 3DH 16 

UC 2370 SH Lyon Mill, Crompton Way, Shaw 24 

UC 2376 SJ Land at Flint Street, Oldham OL1 4EX 14 

UC 2448 SS 

Former Greenfield Bowling Club, Land off Oak View 

Road, Greenfield, Oldham 41 

UC 2504 CC 

Crossley Estate, off Denton Lane and Walsh Street. 

Chadderton, Oldham 450 

UC 2778 MV 

Primrose Bank Estate,Between Lee Street and 

Ashton Road, Oldham 290 

UC 2859(1) CO Boundary Park, Furtherwood Road, Oldham 30 

UC 2860 SN 

Stoneswood House Residential Home, Oldham 

Road, Delph, OL3 5EB 33 

UC 2924 WA 

Parkfield House Hotel, 580 Ripponden Road, 

Oldham, OL4 2LN 20 

UC 2952 WE 

Marian Walker House, Frederick Street, Oldham, 

OL8 1SW 12 

UC 2960 MV 

Fitton Hill Junior School, Keswick Avenue, Oldham, 

OL8 2LD 78 

UC 2979 WE 

Land at South Werneth, bounded by Suffolk Street, 

Union Street, Spencer Street and Mill Lane, 

Oldham, OL9 7DH 112 

UC 2989 MV 

Land at Schofield Street, Ashton Road and 

Copsterhilll Road, Oldham 121 

UC 2990 SJ London Road, Derker, Oldham 165 

UC 2999 WE 

Land at Alfred Street, Castleton Street and Edward 

Street, Oldham 64 

UC 3070 SJ Land at Coleridge Road, Oldham, OL1 4RH 27 

UC 3077 HO Land off Acacia Road, Oldham 22 

UC 3079 CN 

Former Eustace Street County Primary School, 

Eustace Street, Chadderton 23 

UC 3080 SJ Land at Acre Lane, Derker, Oldham 12 

   Total under construction 1831 
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Table 5 - Summary of sites completed between 1/4/2010 and 31/3/2013 
(10 or more dwellings) 
 

 

Ref Location Capacity Developer 

Full site 
Completion 

Date 

0285 
Land bounded by St. Mary's Way, Egerton 
St., Horsedale St., Mackntosh Way 93 

Contour 
Housing Group 05-Feb-13 

1228 Land off Coverhill Road, Grotton, Oldham 10 
Wiggett 
Construction Ltd 01-Apr-10 

1460 
Land off Friezland Lane (behind Oak View 
Mill), Greenfield 21 

Chapman 
(Saddleworth) 
Ltd 31-Mar-13 

2089 
Former Andrew Mill site, Chew Valley Road, 
Greenfield, Oldham 34 Bellway Homes 19-May-10 

2175 St Johns Mill, St. Johns Street 14 

Stonebottom 
Developments 
Ltd 28-Mar-11 

2262 
Land off Byron Street, bounded by Byron St, 
Cardigan Rd and Hollins Rd, Hollinwood 107 

McInerney 
Homes 31-Mar-11 

2274 

Land off  Athens Way (former Owl Mill site), 
Lees, Oldham (previously named Owl Mill 
Site, Acorn Street) 12 

Wiggett 
Construction Ltd 20-Feb-13 

2338 Sandy Mill, Schofield Street, Royton 74 

David Wilson 
Homes (North 
West) 13-Dec-10 

2381 Land at St Ambrose Road, Derker 36 
Persimmon 
Homes Ltd 04-Jun-10 

2382 
Land to the rear of Greenway Centre, Park 
Street, Shaw, Oldham 24 

No developer 
on system. 
Application 
made by 
planning agents 
Makerfield 
Design 
Partnership 31-Mar-11 

2476 
Land at Hunt Lane (1), Chadderton (Taylor 
Woodrow Developments Millwood Grange)) 61 

Taylor Woodrow 
Developments 12-Apr-12 

2477 
Land at Hunt Lane (2), Chadderton 
(Countryside Properties) 64 

Countryside 
Properties 
(Northern) Ltd 31-Mar-11 

2651 
Former Community Education Centre, 
Cardinal Street, Oldham (Astoria) 48 

Manchester 
Methodist 
Housing 
Association 30-Jun-10 

2655 
Slackcote Mill, Slackcote Lane, Delph, 
Oldham 14 

Brantwood 
Design & Build 23-Nov-10 

2658 

Land at North Werneth Zone 1, Land 
bounded by Suthers Street, Alfred Street and 
Parsons Street, Werneth 57 

Keepmoat 
Homes 16-Jun-10 

2789 
Land at former site of Ashley Mill, Ashley 
Street, Oldham 22 

Wiggett 
Construction Ltd 24-May-10 

3046 
The Little Cot, Whiteley Street, Chadderton, 
Oldham, OL9 7HY 11 

Wiggett 
Construction Ltd 08-Mar-13 

 Total  702   
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Table  6 - Summary of key Council Owned Residential Sites 
 

SITE 
SIZE 

(ACRES) 
WARD 

ESTIMATED 
NO: UNITS 

COMMENTS 

Byron Street School 1.1 Royton South 16 
Site no longer required for 
leisure centre. 

Land at Derker 
(Abbotsford Road 
Site) 

2.91 St James' 65 Surplus HMR legacy site. 

Land at Derker 
(Derker Station Site) 

4.25 St James' 40 
Part Park & Ride. 
Remainder surplus HMR 
legacy site. 

Kings Road and 
Park View  

11.45 Alexandra  34 
Completed 250 year lease 
on the 21/05/13 

Kaskenmoor School TBC 
Failsworth 
East 

57 

Schedule 1 consent to 
dispose received; former 
school buildings 
demolished.  Precise size 
of site subject to ongoing 
discussions with adjacent 
Ball Hall and extent of 
outdoor play space 
required by Newbridge 
School. 

Breezehill School 31.7 
St Mary's, 
Saddleworth 
West & Lees 

70 

Schedule 1 consent to 
dispose received; former 
school buildings being 
demolished. 

Counthill School 21.3 Waterhead 93 

Schedule 1 consent to 
dispose received; former 
school buildings 
demolished. 

South Chadderton 
School 

12.71 
South 
Chadderton 

55 
Waiting for Schedule 1 
consent to dispose.  
Interest from Free School 

Our Lady's RC 
School 

3.2 Royton South 33 

Schedule 1 consent to 
dispose received; former 
school buildings 
demolished. 

St Augustine’s RC 
School 

4.2 Werneth 48 

Schedule 1 consent to 
dispose received; former 
school buildings 
demolished. 

Medlock Valley 
(Fitton Hill) Infants 
School 

3.63 Medlock Vale 

244 
(includes 

units on Hill 
Farm Close) 

Propose to include in 
discussions with Villages 
Housing Association about 
development of sites 
across the entire estate. 

North Chadderton - 
(Lower School) 

2.47 
Chadderton 
Central 

TBC 
Waiting for Schedule 1 
consent to dispose. 

Rowan Tree Road, 
Limeside 

3.95 Hollinwood 64 

Included within wider 
residential marketing of 
sites across the estate in 
partnership with Regenda 
Housing Association. 
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White Bank Road, 
Limeside 

4 Hollinwood 59 

Included within wider 
residential marketing of 
sites across the estate in 
partnership with Regenda 
Housing Association. 

 
Lancaster Club 
 

14.9 Failsworth 144 

Development of up to 144 
residential units with 
commercial space, Goal 
Soccer Centre and 
replacement allotment 
gardens. 

The Grange School 9.2 Coldhurst 36 

Schedule 1 consent to 
dispose received; former 
school buildings 
demolished. 

Land at North 
Werneth 

0.24 Werneth 62 

On-going negotiations with 
Keepmoat regarding 
further phase of Suthers 
Court development. 

Stafford Street, 
Werneth 

3.63 Werneth 52 
Negotiations regarding 
Community self-build 
progressing  

Broadway Library  0.6 
Chadderton 
South 

36 
Seeking Planners views 
on this site (re: access / 
redevelopment potential). 

Land adj 
Woodhouses 
Primary School 

1 
Failsworth 
East 

TBC 

Looked at as possible self-
build opportunity, however 
difficult due to numerous 
site constraints. 

Fitton Hill 
Community Centre 
and Library 

0.9 Medlock Vale TBC 

Propose to include in 
discussions with Villages 
Housing Association about 
development of sites 
across the entire estate. 

Centre for 
Professional 
Development 

3.92 Medlock Vale 51 

Propose to include in 
discussions with Villages 
Housing Association about 
development of sites 
across the entire estate. 

Land at rear of 
Blackshaw Lane 

1.6 Royton South 18 
Planning application 
submitted for outline 
residential consent. 

Ward Lane 0.98 
Saddleworth 
North 

8 
Planning application 
submitted for outline 
residential consent. 

Total  1,285  

 
 
 
 



  
 

Table 7- The Disposal Process, Residential Development Framework and Delivery 

 

 

 

 

 

 

 
 

Surplus 

Land  

Information Stage  

Due diligence, title 
checks, schedule 
approvals, occupations, 
ownerships, surveys, 
legal checks, 
occupations, adjacent 
land 

Valuation 

Planning/Highways 

Demographics 

Evidence Base  
Information re supply, 
demand, market 
delivery mechanisms 
and key market trends. 

Strategic  
 

Growth Requirements 
 
Residential Choice 
 
Private/Social 
 
Timing/Phasing 
 
Quality/ BFL12 
 
Local Economic 
Benefit 
 
Long Term VFM 
 
Capital Receipt, 
Deferred payment, 
Shared ownership 
 
New Homes Bonus/ 
Local Growth Fund 
 
Use of the Residential 
Development 
Prospectus 

Strategic  
Decision  

 
Regeneration  
with Portfolio 
Holder 
Decision re 
Type, Design, 
delivery  

Delivery 
 

Development 
Prospectus 
 
Property 
Marketing 
 
Design 
 
Quality 
requirements 
 
Place 
Marketing 
 
Negotiation 
 
Legals 
 
Completion 

Sale support 
to Developer 
and 
Residents 
 
Access to loans 
 
Help to Buy 
 
New Buy 
 
Mortgage 
Guarantees 
 
Shared 
Ownership 



  
 

Appendix 4 -  CABE Building for Life Guide 2012 
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