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Chapter 3:
Needs Analysis
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3.

NEEDS ANALYSIS

3.1

In developing the overall Oldham Mills Strategy, it is important to have an appreciation of the
future development needs of the local area over the Plan period. This needs analysis will feed
into the formulation of action plans and strategies for the individual mills (Section 9) to identify
the potential contribution that the stock of mills across the administrative area can make to
meeting development needs over the Plan period through mill clearance and redevelopment
or through the conversion of existing buildings.

Housing

3.2

The population of Oldham has grown by around 7.8% since 20011 and a further 8.2% increase
is forecast in the period to 20372. The National Planning Policy Framework (NPPF) expects
strategic policy-making authorities to follow the standard methodology set out within
National Planning Practice Guidance (NPPG) for assessing local housing need. The current
housing requirement for the Borough is a minimum of 692 homes per annum utilising the
standard methodology. However, the revised draft of the Greater Manchester Spatial
Framework (January 2019) identifies a housing requirement of 752 dwellings per annum in
the period 2018-2037, which equates to 14,290 homes in total over the same period.

3.3

The Oldham Housing Strategy (2019) identifies that the Borough has a number of housing
challenges and has been affected by the poor performance of the local economy. The income
levels within the Borough are 6% lower than across Greater Manchester as a whole and also
12% lower than the national average. Oldham has a high proportion of properties in lower
Council Tax bands and lower home ownership levels compared to both Greater Manchester

1
2

Office for National Statistics (June 2019) 2018 mid-year population estimates: 2001 population = 218,537; 2018 population = 235,623
Office for National Statistic 2018 based sub-national population projections: 2019 population = 237,112; 2037 population = 256,537
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and nationally. This is attributable to persistent outward migration of more economically
active groups and buy-to-let purchases, particularly in the urban area. In particular, there is
predicted to be a 7% fall in the number of people living in Oldham aged 20-29 between 2016
and 2026.

3.4

The Housing Strategy also identifies that Oldham has the highest proportion of pre-1919
terraced properties in Greater Manchester, which are primarily concentrated within East and
West Oldham. These are the parts of the Borough that show the greatest levels of
disadvantage and deprivation and the high proportion of terraced properties within these
areas is directly linked to the large concentration of mills that developed within these areas
in the late-19th and early 20th centuries. The Housing Strategy highlights that levels of
overcrowding are high and are a legacy of a historic low supply of new larger family
accommodation, with the terraced housing supply absorbing a large proportion of household
growth.

3.5

The identified housing need represents a significant increase over the requirement of 289
homes per annum set out within the adopted Local Plan and the Borough’s topography and
tight Green Belt boundary represent key challenges to the delivery of the required level of
new housing in the period to 2037. A large proportion of the remaining mills lie within the
urban area and therefore offer a potential opportunity to deliver new housing through the
redevelopment of previously developed land in accessible locations in line with the aims and
objectives of the NPPF. A key aim of the Mills Strategy is therefore to investigate what
contribution the existing mill stock can make to the delivery of new housing either through
conversion or site clearance and redevelopment.
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Type & Size of New Dwellings

3.6

A range of house types will need to be delivered across the Plan period in order to meet the
needs of different types of households, including single people, couples, families with children
and older people. The Oldham Local Housing Needs Assessment (March 2019) considers the
dwelling type and size mix which is appropriate for Oldham over the Plan period informed by
household projections and data exploring the relationship between households and dwellings
derived from the 2018 Household Survey.

3.7

The Local Housing Needs Assessment indicates that there will be a 12.1% increase in the
number of households across the Borough in the period to 2037. The assessment outlines
the type and size of dwellings that will be required across this period based on a range of
scenarios (demographic baseline; aspiration and expectation scenarios) and the table below
summarises the outcome of the dwelling type / mix scenario analysis:

Dwelling Type / Size

Scenario
Demographic Baseline

Aspiration (%)

Expectation (%)

(%)
1/2 Bedroom House

15.7

3.4

8.2

3 Bedroom House

35.9

26.7

33.3

4+ Bedroom

10.3

20.3

15.2

1 Bedroom Flat

12.5

0.9

0.6

2 / 3 Bedroom Flat

3.7

4.8

6.3

1 Bedroom Bungalow

4.3

5.9

3.8

2 Bedroom Bungalow

12.7

17.7

11.4

3+ Bedroom Bungalow

4.1

15.2

13.3

Other

0.8

5.1

8.1

Total

100.0

100.0

100.0
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Dwelling Type

Demographic Baseline

Aspiration (%)

Expectation (%)

(%)
House

61.9

50.4

56.7

Flat

16.2

5.7

6.8

Bungalow

21.1

38.8

28.4

Other

0.7

5.1

8.1

Total

100.0

100.0

100.0

Demographic Baseline

Aspiration (%)

Expectation (%)

Number of Bedrooms

(%)

3.8

1

17.2

9.8

8.9

2

31.9

27.4

28.2

3

40.6

42.5

47.6

4

10.3

20.3

15.2

Total

100.0

100.0

100.0

The analysis contained within the Local Housing Needs Assessment concludes that there is
a particular need for three and four or more bedroom houses, as well as an increasing
proportion of bungalows over the Plan period. However, under the aspiration and expectation
scenarios, there is also a marked increase in the need for older persons’ specialist
accommodation. Having regard to the Council’s current housing requirements and adopting
the aspirational scenario, the analysis identifies the following dwelling type / mix per annum:

Dwelling Type / Size

No. of Dwellings
Standard Methodology

Draft GMSF

(692 Dwellings per Annum)

(752 Dwellings per Annum)

1 / 2 Bedroom House

24

26

3 Bedroom House

185

201

4+ Bedroom House

140

153

1 Bedroom Flat

6

7

2 / 3 Bedroom Flat

33

36
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1 Bedroom Bungalow

41

44

2 Bedroom Bungalow

122

133

3+ Bedroom Bungalow

105

114

Other

35

38

Affordable Housing

3.9

The Oldham Housing Strategy acknowledges that Oldham’s housing is relatively affordable
compared with other parts of the North West and nationally. The affordability of housing,
subject to providing the right ‘housing offer’ and ‘place offer’ is therefore identified as a
potential opportunity for the Borough in terms of potentially attracting economically active
young professionals and families considering settling in Oldham and could also help address
the current out-migration of some of these households.

3.10

The Household Survey that underpins the Local Housing Needs Assessment found that there
are around 19,953 households who live in an affordable (social rented or immediate tenure)
property across the Borough, accounting for 21.5% of all occupied dwellings. Of these, 19,400
live in accommodation rented from a housing association and 553 live in intermediate tenure
properties, mainly shared ownership. The survey identified that flats / apartments and
maisonettes account for 47% of occupied affordable accommodation, 38% are houses, 14.6%
are bungalows and 0.5% of other types of housing. In terms of size, affordable dwellings
across Oldham typically have one-bedroom / bedsit (40%), two bedrooms (36%) or three
bedrooms (21%), with a further 3% having four or more bedrooms.

3.11

The Local Housing Needs Assessment also explores the relative cost of alternative housing
options across the Borough and individual districts, which includes affordable and market rent
options, open market purchase prices and intermediate tenure options. The analysis indicates
that for open market housing at Borough level, the minimum income required is £21,648 (for
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lower quartile or entry level renting) or £21,600 (for lower quartile or entry-level house
prices). The assessment also outlines the relative affordability of alternative tenures at the
Borough level, setting out the income and deposit required for different options set against
prevailing lower quartile and median earnings. This indicates that only social renting and help
to buy is affordable for lower quartile earners. For median income earners, a broader range
of tenure options are available including open market renting, lower quartile purchase and a
range of intermediate tenure options.

3.12

The Local Housing Needs Assessment identifies that there are 10,173 households in
affordable housing need across the Borough, which represents 11% of all households. The
proportion of households in need is highest in West Oldham (16.2%), East Oldham (14.4%) and
Chadderton (13.9%), with the lowest proportions in Shaw and Crompton (5.4%).

3.13

The modelling within the Local Housing Needs Assessment suggests that there is an annual
net imbalance of 203 affordable dwellings across the Borough and, in terms of the size of
affordable housing required, the overall shortfalls are 25.3% one-bedroom, 40.5% twobedroom, 26.9% three-bedroom and 7.3% four or more bedroom. In order to consider an
appropriate affordable housing tenure split, the Local Housing Needs Assessment considers
national policy, past trends in delivery and relative affordability of alternative tenure options.
The assessment recommends that the affordable tenure split for the Borough is around 50%
social / affordable rented and 50% intermediate tenure.

Housing for Older People

3.14

NPPG confirms that ‘the health and lifestyles of older people will differ greatly, as will their housing
needs. Strategic policy-making authorities will need to determine in relation to their plan period the
needs of people who will be approaching or reaching retirement as well as older people now.’ It
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continues ‘Strategic policy-making authorities will need to consider the size, location and quality of
dwellings needed in the future for older people in order to allow them to live independently and
safely in their own home for as long as possible, or to move to more suitable accommodation if
they so wish. Supporting independent living can help to reduce the costs to health and social
services and providing more options for older people to move could also free up houses that are
under occupied.’

3.15

A major strategic challenge for the Council is to ensure that a range of appropriate housing
provision, adaptation and support for the borough’s older population. The number of people
across the borough aged 65 or over is projected to increase from 37,800 in 2018 to 51,300
by 2037.

3.16

The Household Survey data that underpins the Local Housing Needs Assessment identifies
that approximately 44% of older people live in three or four bedroom houses, 21% in
bungalows, 18.7% in smaller houses and 15.1% in flats. The Local Housing Needs Assessment
identifies however that there are strong aspirations and expectations towards smaller
dwellings (primarily bungalows or level access accommodation) and ‘other’ property types,
including specialist provision.

3.17

The needs assessment indicates that the majority of older persons (69.3%) want to continue
to live in their current home with support when needed, including assistance with repair /
maintenance, gardening, cleaning and other practical tasks. However, the Household Survey
also indicates a need to deliver a range of smaller dwellings for older people in the general
market and specialist older housing provision. There are currently around 4,718 units of
specialist older persons’ accommodation including 1,640 units of residential care (C2) units.
65.1% of this provision is provided by a registered provider and 34.9% by a private
organisation. The Local Housing Needs Assessment estimates that an additional 1,604 units
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of specialist older person (C3) and 855 units of residential care (C2) will be required across the
Plan period to 2037.

Employment Needs

3.18

The remaining textile mill stock is fundamental to the history and growth of the Borough
given the key role it played in the industrial revolution. A number of mills across the Borough
continue to provide low cost premises for certain employment uses and provide
opportunities to provide modern day and fit for purpose employment premises through
refurbishment or redevelopment. The existing mill stock can therefore clearly make a
contribution to established economic sectors across Oldham, as well as future requirements
in terms of new business start-ups capitalising on agglomeration benefits of wider Greater
Manchester sector growth.

3.19

The Oldham Local Economic Assessment 2019 (LEA) recognises that Oldham traditionally
had a weak skills base as a legacy of generations of manual employment, meaning that
Oldham residents have found it disproportionately difficult to enter new growth sectors over
recent years. This has made it difficult for Oldham to attract the inward investment it is
looking for to improve its own economic base and act as a labour market for the rest of
Greater Manchester. The employment rate across Oldham (66.7%) is the lowest in Greater
Manchester and is also lower than the national average (75.2%), with the gap having widened
from previous years. The Borough is also a net exporter of labour with a total of 36,340
people commuting out of the Borough each day compared with 29,137 commuting in.

3.20

The LEA also identifies that Oldham’s Annual Population Survey (APS) Unemployment Rate
(4.8%) has consistently been above the Greater Manchester (4.6%) and English averages (4.3%)
and have halved since 2013. The Borough also has a large economically inactive population
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with high rates of long term illness / disability. Median household income in Oldham (£25,000)
is lower than across Greater Manchester (£27,198) and Great Britain (£29,869) and Oldham
continues to have lower median wages than across Greater Manchester and Great Britain as
a whole. This is likely a reflection on the industry mix within Oldham and the relative skill levels
of the local workforce.

3.21

The LEA highlights that Oldham has the third lowest percentage of pupils leaving school in
Greater Manchester with 5 GCSEs. While adult skills in Oldham have improved in recent times,
Oldham still has both a higher proportion of residents with no qualifications and fewer
residents holding degree level qualifications compared to Greater Manchester, North West
and national averages. The LEA identifies that the forecast growth sectors in Greater
Manchester are going to be found both in the high skilled occupations and low skilled
occupations. It is therefore imperative for Oldham to comprehensively improve its skills base,
allowing residents the opportunities to access more skilled and therefore more lucrative new
jobs.

3.22

The LEA also indicates that Oldham has continued to undergo economic restructuring in
recent years but has yet to capitalise on agglomeration benefits from Greater Manchester’s
growth. The LEA suggests that movement to a high wage, high growth economy requires the
successful continuation of the Invest in Oldham programme, along with a commitment from
the Greater Manchester Combined Authority to review and prioritise investment sites and
business infrastructure in northern Greater Manchester.

3.23

The LEA identifies that, as part of the restructuring of the economy, the largest growth has
been in the education, motor trades, public administration and transport / warehousing
sectors, which represents growth in low skilled employment sectors. Employment within the
retail and manufacturing sectors has decreased, with health representing Oldham’s largest
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employment sector. High value and growth sectors are under-represented within the
Borough and the public sector retrenchment has been a particular challenge, although the
local labour market is responding with mild growth in private sector jobs. Employment growth
is forecast at 7.9% over the next 20 years (0.37% annually) and Oldham’s employment
forecasts highlight that the construction, business services and health sectors will see
significant growth, whilst manufacturing and jobs within the public sector will continue to
decrease.

3.24

The LEA identifies that Oldham has a total of 7,295 businesses (an increase of 1,000 since
2015), employing 90,000 people, which is an increase of 9,000 new jobs since 2015. Whilst
most businesses across Oldham are small to medium enterprises (SMEs), there are higher
proportions of microbusinesses than elsewhere, which is offset by a decline in small
businesses. The LEA also identifies that nearly 30% of all jobs across the Borough are provided
by a few large employers. Business start-up rates across the Borough are increasing,
although remain below the Greater Manchester and national averages and levels of selfemployment remain low, which may be attributable to low levels of entrepreneurialism.

3.25

The LEA confirms that Oldham’s economy generated £4.1 billion during 2018, providing
around 6.3% of the total GVA generated across Greater Manchester. GVA per head is the fifth
lowest within the region and the LEA suggests that productivity in the Borough needs to be
a focus for the next phase.

3.26

The first Oldham Strategic Investment Framework (SIF) was published in 2016 to set out the
Council’s economic and investment ambitions, vision and objectives over a four year period.
In 2019, Amion reviewed the priority economic sectors for Oldham and assessed the
Borough’s designated Business and Employment Areas and Saddleworth Employment Areas
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(BEAs and SEAs) as part of a SIF Refresh to see how they could accommodate the identified
sectors. The sectors identified as being key for Oldham were:

3.27

▪

Construction;

▪

Health and Social Care;

▪

Digital Industries;

▪

Business and Professional Services;

▪

Manufacturing sub sectors; and

▪

Logistics

The work concluded that some of the Borough’s BEAs and SEAs may not be attractive to any
priority sector and some may be attractive to one or two of the sectors. However, three of
the BEAs were singled out for having the greatest potential to attract and accommodate
priority sectors. They were:

3.28

▪

Foxdenton;

▪

Hollinwood; and

▪

Greengate / Broadgate

The adjacent map shows the remaining
mills lying within the BEAs identified as
having

the

greatest

potential

accommodate priority sectors.

to
Figure 3.1: Mills within Priority Sector BEAs

