TAMESIDE METROPOLITAN BOROUGH COUNCIL

MATTER 7 – STATEMENT OF EVIDENCE

	1.
	Tameside Council’s views are incorporated in the AGMA submissions.  The purpose of this statement is to highlight issues of particular importance to Tameside.  These relate to matters 7a and 7b, but there are also cross-references to other matters.  The three issues we raise relate to economy, housing and transport.

	2, 
	Economy – The need to provide high quality employment sites – Matters 7a and 3a.

	2.1
	Tameside, along with other boroughs to the north of Manchester, has a long history of industrial decline.  Over the last quarter of a century we have lost an average of 5 hectares of employment land a year to residential and retail development.  As a result, we have changed from a group of largely self-sufficient mill towns into a commuter suburb.  Wage rates are low and deprivation is high.  We now have a job gap – the difference between residents in work and local jobs – of 21,000 – 20% of the workforce.  There are large outflows of 18,000 and 8,000 respectively, to Manchester and Stockport.  Overall, 75% of those journeys are by car, including 64% to Manchester and 80% to Stockport.  These flows place great strain on the transport network in overcrowded trains and congested roads and motorways.  This is not sustainable in planning terms.

	2.2
	Recently, the decline in employment has ceased and we estimate that growth is currently running at about 1,000 jobs a year.  There is still, however, some considerably way to go if out-commuting and journey distances are to be substantially reduced.

	2.3
	There appear to be three reasons for this growth.  The first is the general revival of the national and sub-regional economies.  The second is the completion of the M60 which has placed Tameside on the motorway network.  The third is the bringing forward of quality employment sites, at Ashton Moss, St. Petersfield Office Park in Ashton Town Centre, and on sites at the M60/M67 junction in Denton.

	2.4
	Since the completion of the M60, take up of employment land has averaged 9 hectares per annum.  We now have only 9 years’ supply at this rate of take up, of which only 3 years is currently available.  Draft RSS, predicts an increase in take up rates of 11% (Table 8.2) and calls for the provision of an 18 year supply.  Clearly, Tameside’s employment level supply is wholly inadequate to meet current and predicted land, and, without further employment sites, we face a cessation of the recent economic revival, and a continued and unsustainable reliance on high levels of out-commuting.

	2.5
	We would stress the overwhelming importance of quality sites.  Few firms will cross the world to establish themselves on a typical brownfield site in a northern borough – small, contaminated and located in a back street between terraced houses and scrap yards.  Our experience is that if we are to transform our economy we must transform our employment site offer and sites of the quality of Ashton Moss, Reebok in Bolton, Central Park in Manchester or Rochdale Kingsway, will be essential to revive the economies of the northern parts of Greater Manchester.  We believe that further sites of this quality will be needed over the plan period (RSS policy W3).

	2.6
	Of particular concern is the threat to existing employment sites and buildings from residential development.  Residential values are more than five times higher than industrial values and we are facing residential applications not just for old industrial premises in residential locations, but also for modern industrial buildings in core employment areas, which would further erode our employment base.  We therefore strongly support controls on the release of employment land (RSS policy W4).

	2.7
	With regard to matter 3A(ii), we do not believe it to be possible or desirable, to set out employment land provision at district level, until sub-regional and local studies of demand and supply have been completed.

	3.
	Housing – The importance of new, quality housing, for physical, social and economic regeneration – Matters 7a and 7b and Matter 4

	3.1
	A high proportion of Tameside’s housing stock is 19th century terraces and public sector housing.  We have been active, through clearance and repair, in improving our stock, but overall the stock is unbalanced, and upper, and upper middle market housing in particular is greatly under-represented.  We consider that this relative absence of high quality housing acts as a deterrent to inward investment.

	3.2
	Tameside contains substantial areas in need of physical regeneration.  These include derelict sites and buildings, decaying housing, the run down fringes of our town centres, empty houses and cleared sites on some public sector estates, particular Hattersley.  Our experience is that private sector housing, including conversion and new build, is the most effective way of regenerating these areas and we are having major success in housing-led regeneration in older areas in Ashton, Hyde and Mossley, and in Stalybridge Town Centre.

	3.3
	Private sector housing is also crucial to the social and economic revival of these areas, where new housing can accommodate the aspirations of the existing community and support improved local schools and services.  The ongoing regeneration of Hattersley, with proposals for 1,000 new private homes, is an excellent example of the creation of a new, mixed community with improved local services and jobs, from a run down and deprived overspill estate.

	3.4
	A continued supply of housing is vital to support this ongoing regeneration.  We consider that the housing targets at RSS Table 9.1 are necessary to meet demand and to support regeneration.  This level of house building can be accommodated from existing commitments and allocations, and a reasonable level of windfalls from further regeneration sites.  However, we are concerned that higher targets could lead to increased pressure on Greenfield and employment sites.

	4.
	Transport – The need for transport investment to support growth and regeneration in a sustainable manner and to relieve existing communities from excessive levels of through traffic – Matters 7a and 5c

	4.1
	The high levels of out-commuting referred to in 2.1 above, place great strain on the transport infrastructure, with overcrowded trains into the regional centre, and congestion on radial routes and on the M60 and M67 south towards Stockport and South Manchester.  This could act as a deterrent to future investment, and it is not sustainable in planning terms.  Rising population and rising car ownership can only exacerbate the problem.

	4.2
	Substantial investment in public transport is required, in particular to improve the accessibility of the Regional Centre and our town centres, which will be the focus for employment growth.  Delivery of the relevant schemes set out in Table 10.2 of draft RSS is crucial.  For Tameside, these are the Metrolink extension to Droylsden and Ashton, Quality Bus Corridors, and a transport interchange in Ashton-under-Lyne.

	4.3
	Some of our communities and centres suffer from the effects of excessive through traffic.  Heavy traffic from Sheffield and Glossop runs through the villages of Mottram, Hollingworth and Tintwistle.  Many houses open out straight onto the pavement, only feet from queuing heavy vehicles.  there are problems of congestion and with noise and air quality.  Early completion of the A57T/A638T Mottram – Tintwistle bypass, and the A57 Glossop Spur, are crucial to overcoming these problems, and to improve public transport services.

	4.4
	Completion of the Ashton Northern Bypass Phase 2 will relieve shopping streets in the town centre from heavy through traffic, and improve bus access to the transport interchange.
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