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PURPOSE OF REPORT 
 
To report on progress the draft findings of the Housing Land Availability Assessment. 
 
 
RECOMMENDATIONS 
 
That Members: 

• note progress and draft findings and 
• request a further report on the findings of Housing Land Availability Assessment 

following its completion 
 
Financial Consequences for the Revenue Budget 
 
None 
 
Financial Consequences for the Capital Budget 
 
None 
 
Contact Officers 
 
Peter Babb     234 4501 p.babb@manchester.gov.uk 
Anne Morgan 234 4594 a.morgan@manchester.gov.uk 
Karen Findley 234 4562 k.findley@manchester.gov.uk 
David Brettell           234 4602 d.brettell@manchester.gov.uk 
Charles Jarvis         234 6492 c.jarvis@manchester.gov.uk 
 
Background Documents 
 
North West Regional Assembly – Exploring Urban Potential for Housing – The Guide 2003 
 
Consultation Draft Planning Policy Statement 3 – Housing 
 



Planning Policy Statement 3 – Housing 
 
Wards Affected 
All. 
 
Implications for: 
 
Anti-Poverty       Equal Opportunities       Environment        Employment 
  
     YES                          YES                               YES                            YES  
 
 
1.0 Introduction 
 
1.1 The Planning and Compulsory Purchase Act 2004 introduced a greater requirement 

on evidence based plan-making. To inform the preparation of housing policies in the 
Core Strategy, the Council commissioned Entec to carry out a Housing Land 
Availability Study in 2006. The aim of the study was to provide a better understanding 
of the capacity in Manchester for new housing and to provide a sound evidence base 
for new planning policy along with the on-going Manchester and Salford Housing 
Market and Need Study and the Housing Affordability Study. The approach taken was 
in accordance with DCLG (then ODPM) Draft Practice Guidance “Housing Land 
Availability Assessments: Identifying appropriate land for housing developments” and 
has recently been confirmed as best practice in the new Planning Policy Statement 3 
Housing (PPS 3) issued on 29th November 2006. 

 
1.2 The study is a theoretical exercise that involves the review of all sites over 0.05 

hectare (about the size of a penalty box) with the potential to be developed for housing 
over the period to 2026.  This timescale is consistent with that of the Regional Spatial 
Strategy (RSS) currently being prepared by the NWRA. The RSS figures were 
informed by the integrated demographic and economic Greater Manchester 
forecasting model. 

 
1.3 The study methodology was subject to consultation with a range of developer and 

community stakeholders in April 2006.  Its findings have also been informed by a 
series of thirteen structured interviews with developers and agents. 

 
1.4 The study excludes those sites which are already in the planning pipeline, that is sites 

with planning permission.  As at 1st April 2006 this totalled 25,787 dwellings (including 
13,013 in HMR area and 6,111 in the City Centre) which equates to a nineteen year 
supply at extant RSS levels and over seven years supply at draft RSS levels.  Of this 
total 11,785 were under construction representing a buoyant and steady supply.  

 
2.0 Initial Survey Work 
 
2.1 To provide a comprehensive statement of potential housing sites as at 1st April 2006, 

the guidance directs that consideration be given to a range of land resources.  These 
include previously developed vacant land, greenspace (playing pitches, allotments and 
informal open space) as well as employment land and commercial premises that could 
become available over the next twenty years.  Undeveloped land allocations are also 



considered.  Other sources of housing (flats over shops and residential sub-divisions) 
and very small sites were assessed through analysing recent trends.   

 
2.2 The study has reviewed previous studies undertaken by Grimleys in the City Centre, 

South and East Manchester where additional site data has been obtained from the 
New East Manchester URC.  Further primary survey work has been undertaken in 
North Manchester.  Nearly 2,300 sites were initially identified although approximately 
500 were discarded from further consideration as they fell below the site size threshold 
of 0.05 hectares; 1,736 sites were then taken forward for further evaluation.  

 
2.3 At an initial stage certain areas of the city, such as Green Belt and the most important 

employment areas (Central Park, Strangeways, Sharston, Roundthorn) were excluded 
from the study area as being, in principal, required for their current uses.   

 
3.0 Validation of sites 
 
3.1 To assist in the assessment of whether sites are realistic options for housing the 

following was undertaken: 
• The mapping of environmental, planning and other land use constraints that will 

constrain the contribution of areas to deliver development in principal; 

• The mapping of designated regeneration areas as having confirmed potential to 
support the Council’s objectives and secure Sustainable Communities of Choice, 
especially within the Housing Pathfinder; 

• The mapping of those areas closest (within 600m) to defined local, district or city 
centres where new residential populations would have the opportunity to access 
day-to-day services without the need to travel.   

3.2 With the benefit of these analyses, each site was subject to individual assessment with 
Council officers to address the following questions: 

• Is the site in question suitable for housing development?  

• Are there any considerations that will affect the sort of development that can be 
achieved?  Examples are contamination, instability, conservation areas or nearby 
hazardous installations? 

• If appropriate for housing what form would this take in terms of size (bedrooms, 
gardens), type (family homes, apartments) and form (conversion, number of 
storeys, mixed use)? 

• What would the development look like and how dense would it be?   

• Over what timescale could the site be developed?  This can only be an initial 
judgement formed through an awareness of the current local housing market and 
the timing of specific regeneration measures.  These views are then validated 
through analysis of the development economics of a sample of 50 sites across the 
city but with an emphasis upon weak market areas and the Housing Market 
Renewal area.   

3.3 The validation work of this final stage is still ongoing but initial work in Harpurhey and 
Moston suggests that, to alter buyer perceptions of an area, developers are unlikely to 
take on sites of less than one hectare (the size of a football pitch).  In predominantly 



residential areas this requirement presents a significant site assembly challenge that, 
to date, the Council has addressed through compulsory purchase or clearances.  In 
addition, any extraordinary development costs (commonly contamination) will also 
likely need to be met, in the short term, through public intervention unless 
development is of sufficient size to absorb these costs – e.g. a very large site or with a 
high density development. 

 
4.0 Draft findings 
 
 Overall Findings 
 
4.1 Following detailed officer consultations, 938 sites, comprising 740 hectares, have 

been assessed as having some potential to be developed for housing over the next 
twenty years.  Upon the application of development templates the overall yield of 
these sites is evaluated as almost 53,000 dwellings at an average density of 71 
dwellings per hectare.  This is somewhat less than the densities currently being 
delivered across the city (broadly 80 dwellings per hectare) and reflects the Council’s 
objective to secure communities of greater diversity. At least 91% of these dwellings 
would be developed on brownfield sites or on sites currently allocated within the UDP.   

  
 

Sites within the Housing Market Renewal (HMR) area 
 
4.2 Within the HMR area 436 sites, comprising 463 hectares, have been assessed as 

having some potential to be developed for housing.  The application of development 
templates identifies a broad yield of just over 22,000 dwellings at an average density 
of 48 dwellings per hectare.  This density is low compared with those achieved in other 
urban areas but consistent with completions over the past four years (45 dwellings per 
hectare) reflecting the Council’s ongoing policy to secure more family housing within 
the Pathfinder. At least 93% of this potential would be delivered on brownfield sites or 
on sites currently allocated within the UDP.  

 
Sites Close to Facilities 

 
4.3 The study found 594 sites, located within 600m of local facilities, comprising 521 

hectares, as having some potential to be developed for nearly 37,000 dwellings at an 
average density of 71 dwellings per hectare.  The direction of higher populations 
towards those locations where they can take advantage of, and support, existing 
services is entirely consistent with the new PPS3 and would assist in cutting carbon 
emissions consistent with the Council’s aspiration to become the ‘greenest’ city.  At 
least 93% of this potential would be delivered on brownfield sites or on sites currently 
allocated within the UDP.  

 
Timescales for Delivery and Reconciliation with the Draft RSS 

  
4.4 As noted above, the development economics of various parts of the city are still being 

evaluated.  Nevertheless site contributions, within broad timeframes, have been 
assessed on the basis of current planning activity and the timing of regeneration 
initiatives.  Completions and the supply of new consents are currently running at levels 
comparable to those proposed by the emerging RSS.  These findings suggest that the 



City has notionally sufficient capacity to meet the demands of the RSS to 2026 
although it is recognised that as we will be utilising the ‘Plan Monitor and Manage ‘ 
approach and due to the long time frame involved, we cannot be certain about the 
number and types of sites required by any given point in time.  Nevertheless, the draft 
findings indicate that the City would have no difficulty in meeting the 5 year supply and 
indicating broad locations for development a further 10 year supply required by PPS3.  

 
5.0 Challenges 
 
5.1 In setting out the ‘potential’ of sites across the city this work implies a number of 

challenges that will act as a prompt to the policies for the Council’s new development 
plan.  Of note are the following: 

 
Meeting the Needs of Communities 

 
5.2 The study, although based in good practice, is an inherently theoretical exercise with 

sites being assessed on an individual basis for their suitability for housing.  The 
overriding concern of national policy is to secure a mix of land uses (community, retail, 
employment and especially open spaces) to serve the needs of current / planned 
residents.  Recent evidence demonstrates the proactive approach of the Council in 
meeting these concerns; the recent consent at Miles Platting incorporates low housing 
densities reflecting the provision of a balanced community.  

 
5.3 Clearly, not all sites assessed as being suitable will be developed for housing.  

Nevertheless, the Council has ample land resources available to secure a range of 
developments at a mix of densities to achieve its aims through flexible local policy. 
Conversely, new sites may become available though windfalls which this study cannot 
predict. This may be particularly relevant in regeneration areas. 

 
Provision of Infrastructure 

 
5.4 Implicit in this is the need for the Local Development Framework (LDF) to ensure that 

the necessary infrastructure is in place to support the numbers of dwellings that could 
be developed.  This will be of particular concern where major increases in population 
are expected to continue to be delivered. 

 
5.5 There is also the opportunity to phase development in line with the provision of new 

infrastructure.  Policies to phase the regeneration of areas newly connected by the 
Metrolink extension could support higher densities in line with the improved 
accessibility of these locations. 

 
Phasing of Areas to meet Greenest City Objectives 

 
5.6 Whilst the vast majority of the City has good access to day-to-day services, there is an 

opportunity to prioritise sites where access is best.  This would meet PPS3s concern 
to contribute to the reduction of carbon emissions and support the Council’s desire to 
become the ‘greenest city’.  The phasing of other areas could be tied to improved 
social and community infrastructure or improved accessibility.  



 
Flexible Site Assessment 

 
5.7 The mix of new housing stock will be crucial to securing a more diverse population.  In 

the short term, policies will need to be flexible enough to enable housing mix to 
respond to the circumstances of both location and site.  Ongoing work over the coming 
month will help to address the prevailing development economics across the city but 
with a specific focus upon the HMR area.  The supply of land within these areas will be 
an issue over the short to medium term  and there will be a need for the Council to 
intervene dependent upon site specific circumstances.    

 
6.0 Next Steps 
 
6.1 Following an economic viability analysis of a sample of 50 sites, a draft report will be 

produced by the end of the year. As part of the final report, the Council will take 
delivery of a database of potential sites linked to a digital map (GIS) presentation.  
This tool will enable the Council to routinely update their stock of potential sites in the 
light of ongoing development activity. 

 
7.0 Recommendations 
 
7.1 Recommendations appear at the front of this report. 
 
6.0 Implications for key council policies 
 
6.1  Ensuring sites are available to provide a wide range of housing will support the 

Council’s equal opportunities policy. It will contribute to sustainable communities within 
the City and therefore, also support anti-poverty, employment and environmental 
policies.  
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