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Please note that in this report some of the tables include rounded figures. This can result in 
ǎƻƳŜ ŎƻƭǳƳƴ ƻǊ Ǌƻǿ ǘƻǘŀƭǎ ƴƻǘ ŀŘŘƛƴƎ ǳǇ ǘƻ млл ƻǊ ǘƻ ǘƘŜ ŀƴǘƛŎƛǇŀǘŜŘ Ǌƻǿ ƻǊ ŎƻƭǳƳƴ ΨǘƻǘŀƭΩ 
due to the use of rounded decimal figures. We include this description here as it covers all 
tables and associated textual commentary included. If tables or figures are to be used in-
house then we recommend the addition of a similarly worded statement being included as a 
note to each table used. 
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9ȄŜŎǳǘƛǾŜ ǎǳƳƳŀǊȅ 

Introduction 

The Tameside Housing Need Assessment (HNA) (2017) provides the latest available evidence 
to help to shape the future planning and housing policies of the area. The study will help 
ƛƴŦƻǊƳ ǘƘŜ ǇǊƻŘǳŎǘƛƻƴ ƻŦ ǘƘŜ /ƻǳƴŎƛƭΩǎ ƭƻŎŀƭ Ǉƭŀƴ ŀƴŘ ƘƻǳǎƛƴƎ ǎǘǊŀǘŜƎȅΦ ¢Ƙƛǎ research provides 
an up-to-date analysis of the social, economic, housing and demographic situation across the 
area.  

The HNA (2017) contains: 

¶ A review of existing (secondary) data; 

¶ Analysis of the findings of a household survey, completed by 3,401 households, 
representing a 10.5% response rate; 

¶ A consideration of the findings of interviews with estate and lettings agents; 

¶ An assessment of housing need and affordable housing requirements; and 

¶ Analysis of the housing needs of specific groups of people. 

The findings from the study provide an up-to-date, robust and defensible evidence base for 
ǇƻƭƛŎȅ ŘŜǾŜƭƻǇƳŜƴǘ ǿƘƛŎƘ ŎƻƴŦƻǊƳǎ ǘƻ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ bŀǘƛƻƴŀƭ tƭŀƴƴƛƴƎ tƻƭƛŎȅ CǊŀƳŜǿƻǊƪ 
(NPPF) and Planning Practice Guidance (PPG), Housing and economic development needs 
assessments.  

 

The Housing Market Area (HMA) 

¢ŀƳŜǎƛŘŜΩǎ IƻǳǎƛƴƎ aŀǊƪŜǘ !ǊŜŀ όIa!ύ ŜȄƘƛōƛǘǎ ŀ ŘŜƎǊŜŜ ƻŦ ŘƛǎǘƛƴŎǘƛǾŜƴŜǎǎ ŎƻƳǇŀǊŜŘ ǿƛǘƘ 
neighbouring areas as measured by median price change 2000-2016 at a lower rate than most 
neighbouring local authority areas within Greater Manchester, but very similar to those for 
both the region and England as a whole.  

The Tameside HMA is considered to be self-contained from the perspective of migration but in 
terms of travel-to-work trends there is a high level of out-commuting by the working 
population. Only 54.9% of the employed population work within the Metropolitan Borough, 
with 19.5% commuting into the City of Manchester, 9.5% into Stockport and 5.4% into 
Oldham. By contrast, levels of in-commuting are relatively low, with 67.7% of those who work 
in Tameside also being resident within the area. 

Interactions with several neighbouring areas are recognised particularly in terms of commuting 
flows, as also highlighted in the GM SHMA (October 2016).  There was a high level of 
commuting from Tameside into Manchester which results in a lower commuter self-
containment rate for Tameside.   

In conclusion, from a migration perspective, Tameside can be considered to be a self-contained 
Housing Market Area. However, commuting patterns show that it is not self-contained but is 
part of the wider economic functional area of the Greater Manchester city region.  
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The current housing market 

The aim of the Tameside housing market review is to explore the housing market dynamics of 
Tameside. The evidence is based upon household survey data, secondary data and information 
from stakeholders. 

The study finds that there are 104,840 households and 101,330 dwellings in Tameside 
Metropolitan Borough. There are 1,851 vacant homes (of which 1,043 are long term vacant) 
and 156 second homes. The overall vacancy rate is around 1.8%, which is lower than the 
national vacancy rate of 2.6% across England. 

Overall, the vast majority (81.5%) of occupied properties are houses, 11.8% are 
flats/apartments and maisonettes, 5.9% are bungalows, and 0.7% are other types of property 
including park homes/caravans. Of all occupied properties, 7.2% have one bedroom/bedsit, 
32.0% have two bedrooms, 46.4% have three bedrooms and 14.3% have four or more 
bedrooms.  

The Household Survey 2017 found that 63.4% of occupied dwellings are owner occupied, 
14.2% private rented and 22.4% affordable. Table ES1 shows the tenure split by ward. 

 

Table ES1 Tenure split by ward 

Ward 

Tenure of occupied housing stock (%) 

Owner occupied Private rented affordable 

Ashton Hurst 64.5 9.9 25.6 

Ashton St Michael's 60.1 22.1 17.8 

Ashton Waterloo 63.9 11.5 24.5 

Audenshaw 72.2 12.0 15.9 

Denton North East 70.3 17.0 12.7 

Denton South 54.1 9.8 36.1 

Denton West 83.0 10.7 6.3 

Droylsden East 66.1 16.0 17.9 

Droylsden West 72.6 17.1 10.3 

Dukinfield 58.1 14.3 27.6 

Dukinfield Stalybridge 67.6 11.4 21.0 

Hyde Godley 55.8 14.5 29.7 

Hyde Newton 60.5 12.8 26.7 

Hyde Werneth 76.5 14.4 9.1 

Longdendale 58.8 11.2 30.0 

Mossley 68.5 17.3 14.2 

St Peter's 36.7 20.3 43.0 

Stalybridge North 56.8 12.9 30.3 

Stalybridge South 71.9 12.7 15.3 

Tameside Total 63.4% 14.2% 22.4% 

Source: Household Survey 2017 
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Owner occupation 

63.4% of occupied dwellings are owner-occupied (66,426), some 30.1% of all households 
(31,542) own outright and 33.3% of all households (34,884) have a mortgage. 19.8% of owner 
occupied homes are detached and 41.8% are semi-detached, while only 1.8% are 
flats/apartments.  

In 2016, median house prices across Tameside Metropolitan Borough were £112,000 and 
lower quartile prices were £83,500. For lower quartile or entry-level house prices (owner 
occupation) the minimum income required is £23,143. However, this is a Borough average and 
house prices (and the associated income requirements to achieve owner occupation) vary 
significantly between wards. 

In terms of household profile, over one-third (34.5%) of owner occupiers are couples with 
children and a quarter (25.4%) are couples without children. Most Household Reference 
People (HRPs) living in owner occupation are in employment (67.7%) and a further 26.9% are 
retired. Incomes tend to be high, with around 37.0% of households earning over £500 per 
week/£2,167 per annum.  

Estate agents told us that the home purchase market is buoyant and looks likely to continue to 
be so. The feedback from agents is that housing markets in 2017 have largely recovered from 
the last recession with sales increasing gradually over the past three years. House prices are 
rising but are still lower than the average for nearby Greater Manchester. Demand is buoyant, 
with the greatest demand for detached and semi-detached houses with three or four 
bedrooms and gardens, and across the area demand for this type of property generally 
exceeds supply. 

Private rented sector 

14.2% (14,916) of occupied dwellings are private rented (including tied accommodation and 
student housing). While three-quarters (75.1%) of privately rented properties are houses, only 
3.9% are detached while 47.7% are terraced. 21.2% are flats and maisonettes. 

Median rents across the Metropolitan Borough were £524 per month and lower quartile rents 
were £477 per month (in 2016). The minimum indicative income required is £22,896 for lower 
quartile or entry-level renting in the Metropolitan Borough as a whole. 

In terms of household characteristics, over one-third of privately renting households (35.4%) 
are couples with children. A further 21.5% are lone parents. Hence over half of PRS properties 
include children. 

Letting agents told us that the rental market in Tameside has grown considerably over recent 
years. The volume of properties available for rent has increased through greater interest from 
investors (especially buy-to-let investors). There is a good supply of all types of rental 
properties which are in high demand in all of the towns in the Borough. Agents felt that rental 
demand looks likely to continue to be very strong. 

Affordable housing 

22.4% of households (23,498) live in affordable accommodation. Houses account for 57.0% of 
occupied affordable stock, while 34.2% are flats/apartments. 26.3% of affordable dwellings 
have one bedroom, 41.2% have two bedrooms, 29.8% have three bedrooms and 2.7% have 
four or more bedrooms. 18.6% of households living in affordable accommodation are couples 
with children and 18.5% are lone parents. 20.8% are older singles and couples. 46.1% of HRPs  
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Understanding the future housing market 

A number of key market drivers will continue to influence the operation of the Tameside 
Metropolitan Borough Housing Market Area. In terms of demographic drivers, an increasing 
population size is forecast, with a projected 7.4% increase (16,400 additional people) between 
2017 and 20391. The number of people aged 65 and over is projected to increase by 30.2% 
(19,000 additional people), with the proportion of the total population aged 65 and over 
increasing from 17.8% of the population in 2017 to 24.5% of the population in 2039. The 
proportion of the total population aged 80 years and over is projected to increase from 4.3% in 
2017 to 7.9% in 2039. 

The 2017 Household Survey indicates that the following range of household groups currently 
live in Tameside: singles under 65 (6.2%); couples (under 65 with no children) (23.1%); couples 
with children under 18 (23.7%); couples with adult children (8.8%); couples 65 or over (10.7%); 
singles aged 65 or over (8.9%), lone parents with children under 18 (8.4%); lone parents with 
adult children (5.0%) and other household types including students (5.2%). 

The delivery of new build housing (all tenures) has fluctuated since 2006/07. The highest 
number completed was in 2007/08 (789) and the lowest was in 2009/10 (253). The average 
over the ten-year period was 444 completions. 

The HNA has included an analysis of the aspirations and expectations of households intending 
to move, compared with the existing dwelling stock in Tameside. Development more reflective 
of household expectation would result in developing three and four-bedroom houses along 
with bungalows as demand (measured by aspirations and expectations) for these dwelling 
types exceeds the current stock profile supply. 

 

The need for all types of housing 

According to our survey some 9,589 existing households are in housing need (9.1% of all 
households). Reasons for housing need are mostly in relation to a mismatch of housing need 
and dwellings - overcrowding, sharing facilities and unsuitable accommodation. The highest 
levels of housing need are seen in Ashton Waterloo (16.6%) and Denton North East (15.9%), in 
the private rented sector and amongst lone parent, large family households and other types of 
households. 

The Household Survey identified 883 households who had been previously homeless or living 
in temporary accommodation and had moved to their present accommodation in the past five 
years. These were mostly couples with children and lone parents, now living in houses within 
the private rented sector.  

 

                                                      
1 According to ONS 2014-based sub-national population projections 
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Dwelling mix and affordability 

The NPPF (paragraph 159) states that local authorities should identify the scale and mix of 
housing and the range of tenures that the local population is likely to need over the Plan 
period.  

Table ES2 below provides our recommendation on the potential dwelling tenure, type and size 
split for housing delivery in Tameside. This assumes that 15% of homes delivered are 
affordable based on past trends in affordable delivery. 

 

Table ES2 Suggested dwelling mix by market and affordable dwellings based on OAN of 680 
each year 

Overall dwelling size mix Market Affordable Total 

Overall tenure split 85 15 100 

House 1-2 Bed 124 32 156 

House 3+ Bed 249 37 286 

House 4+ Bed 129 3 132 

Bungalow 30 10 40 

Flat/Apartment 34 20 54 

Other 12 0 12 

Total 578 102 680 

Source: arc
4
 

 

People wishing to build their own homes 

The 2017 Household Survey identified 83 households planning to move in the next five years 
who would like to move into a self-build property. The Household Survey identified the 
characteristics of households considering self-build: 

¶ All were all owner occupier households; 

¶ All were couples under 65; 

¶ All were on incomes of over £950 per week; 

¶ Mainly aspired towards two bedrooms. 

 

Family housing 

Families (that is couples and lone parents with children including adult children living at home) 
account for around 46.0% of households across Tameside. Of this number, 32.1% are couples 
and lone parents with dependent children and 13.9% are parents with adult children (2017 
Household Survey data). 

The main property type occupied by families was semi-detached properties (around 42.0%).  
Around half of all family households would like a detached property but only 17.7% expect a 
detached a property.  In comparison only 3.2% would like a flat / apartment but 11.9% would 
expect to move to this type of property. 
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The evidence shows that families are more likely to live in unsuitable housing or experience 
homelessness. 60.8% of all families are in some form of housing need, compared with 9.1% 
across all households in Tameside. 

 

Armed forces accommodation 

The 2011 Census identified that 522 residents in Tameside Metropolitan Borough are 
employed in the Armed Forces. The 2017 Household Survey found that 66.7% of Armed Forces 
households live in owner occupation and 33.3% live in a property rented from a housing 
association. The highest proportion of armed forces employees lived in Longdendale (3.1%). 

The 2017 report by the University of Salford (Meeting the Housing Needs of the Armed Forces 
Community in Tameside) acknowledges the challenges many ex-Armed Forces personnel face 
in returning to civilian life and identifies housing as a key area where the Armed Forces 
community require support. The report makes a range of recommendations, including 
exploring Supported Living networks as a means of enabling the Armed Forces community to 
support each other whilst living among the wider community. 

 

Older people 

A major strategic challenge is to ensure a range of appropriate housing provision, adaptation 
ŀƴŘ ǎǳǇǇƻǊǘ ŦƻǊ ǘƘŜ ŀǊŜŀΩǎ ƻƭŘŜǊ ǇƻǇǳƭŀǘƛƻƴΦ PPG paragraph 21 states that ΨǘƘŜ ƴŜŜŘ ǘƻ ǇǊƻǾƛŘŜ 
housing for older people is critical given the projected increase in the number of households 
aged 65 and over accounts for over half ƻŦ ƴŜǿ ƘƻǳǎŜƘƻƭŘǎΩΦ 

The number of people across Tameside Metropolitan Borough area aged 65 or over is 
projected to increase from 39,600 in 2017 to 58,600 by 2039 (a 48.0% increase) according to 
the ONS 2014-based population projections.  

The 2017 Household Survey identifies that the majority of older people (61.3%) want to stay in 
their own homes with help and support when needed. Renting sheltered accommodation 
(22.7%) and renting from a housing association (21.6%) were the most popular alternative 
options. 

Of all older person households (HRP aged 65+), 10.8% would like to move in the next 5 years; 
6.2% would like to move but are unable to; and 83.0% do not want to move. Of households 
who are unable to move, reasons stated included 57.6% could not afford to, 26.4% a lack of 
suitable properties in the area wanted and 24.8% a lack of suitable properties of the type 
wanted. 

Information from Housing Learning and Information Network (LIN) estimates that over the 
period 2014 to 2035, there is expected to be a 157% increase in the requirement for older 
perǎƻƴǎΩ ǎǇŜŎƛŀƭƛǎǘ ǇǊƻǾƛǎƛƻƴΦ IƻǿŜǾŜǊΣ ǿƘŜƴ ǘƘŜ ŎǳǊǊŜƴǘ όнлмпύ ǎǳǇǇƭȅ ƻŦ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ƛǎ 
compared with change in demand to 2035, data would suggest a need to increase the current 
level of provision for older people, particularly the provision of Extra Care 24/7 support and 
sheltered housing. 

The Household Survey asked respondents whether they need assistance or adaptations to 
their home, either now or in the next five years. In respect of the 65+ cohort, the assistance 
considered most important included help with practical tasks (26.1%) and help with repair and 
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maintenance of the home (17.3%). Adaptations considered most important included 
adaptations to bathrooms (16.8%) and better heating (13.2%). 

This evidence ǎǳƎƎŜǎǘǎ ŀ ƴŜŜŘ ǘƻ ŎƻƴǘƛƴǳŜ ǘƻ ŘƛǾŜǊǎƛŦȅ ǘƘŜ ǊŀƴƎŜ ƻŦ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ƘƻǳǎƛƴƎ 
ǇǊƻǾƛǎƛƻƴΦ !ŘŘƛǘƛƻƴŀƭƭȅΣ ǇǊƻǾƛŘƛƴƎ ŀ ǿƛŘŜǊ ǊŀƴƎŜ ƻŦ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳƻŘŀǘƛƻƴ Ƙŀǎ ǘƘŜ 
potential to free-up larger family accommodation. 

 

Households with specific needs 

In terms of clients with specific needs accommodated in social rented housing across 
Tameside, evidence shows that older people with support needs (an average of 231 per year) 
and homeless families with support needs (118 average per year) are the main groups 
provided for.  

 

Black, Asian and Minority Ethnic households 

The 2011 Census reports that 91.5% of residents are White British.  A further 3.4% are 
Asian/Asian British, 1.5% are White Central/Eastern European and 1.4% are other White 
groups.  

The most ethnically diverse ward in Tameside is St Peters, where 22.4% of Household 
Reference People have an ethnicity other than White British. 

47.6% are owner occupiers, 27.3% rent privately and 25.0% live in affordable housing (social 
rented or intermediate tenures) (compared with 63.4%, 14.5% and 22.2% respectively across 
all households). 

23.3% BAME households were in some form of housing need (compared with 9.1% of all 
households), with key needs factors being overcrowding. 

The 2011 Census identified no one with Gypsy and Traveller ethnicity. The CLG Traveller 
Caravan Count (July 2017) identified a total of 3 caravans in Tameside. All 3 were private 
caravans with temporary planning permission. 

 

Conclusion 

The evidence presented in this HNA suggests that there are three main policy areas that 
require special attention from both a planning policy and social policy perspective: 

¶ The challenge of enabling the quantity and mix of housing that needs to be delivered; 

¶ The challenge of ensuring that the housing and support needs of older people are met 
going forward; and 

¶ The challenge of driving up the quality of the private rented sector and increasing the 
sustainability of tenancies. 
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1. LƴǘǊƻŘǳŎǘƛƻƴ 

Background and objectives 

 This Housing Need Assessment (HNA) for Tameside Metropolitan Borough Council όΨǘƘŜ 1.1

/ƻǳƴŎƛƭΩύ Ƙŀǎ ōŜŜƴ ŎƻƳƳƛǎǎƛƻƴŜŘ ǘƻ ǇǊƻǾƛŘŜ ŀƴ ǳǇ-to-date evidence base to help shape 
the future planning and housing policies and strategies for the area. This work 
complements strategic housing work prepared for the Greater Manchester Strategic 
Framework. 

 The HNA supports the requirements of the National Planning Policy Framework (NPPF, 1.2

March 2012) and Planning Practice Guidance (PPG), Housing and economic 
development needs assessments, which replace previous guidance including the DCLG 
Housing Need Assessment Guidance (Version 2, 2007). 

 This HNA includes a review of the Housing Market Area definition, a housing market 1.3

review, consideration of housing market drivers, housing need and affordable housing 
requirements along with the need for all types of housing.  

 Along with separate work on Objectively Assessed Housing Need (OAN) and the housing 1.4

requirement, the overall evidence base will satisfy the requirements of the NPPF and 
PPG.  

 

National Planning Policy Framework (NPPF), Planning Practice 
Guidance (PPG) and other requirements 

 The NPPF and PPG, Housing and economic development needs assessments, provide the 1.5

planning policy context for this HNA. The key sections which need to be taken into 
account in the HNA are now summarised.  

 The NPPF (paragraph 159) states that Local Planning Authorities should have a clear 1.6

understanding of housing needs in their area and they should prepare a Strategic 
Housing Market Assessment (SHMA) to assess their full housing needs, working with 
neighbouring authorities where housing market areas cross administrative boundaries. 
The SHMA should identify the scale and mix of housing and the range of tenures that 
the local population is likely to need over the Plan period that: 

¶ Meets household and population projections, taking account of migration and 
demographic change;  

¶ Addresses the need for all types of housing, including affordable housing and the 
needs of different groups in the community (such as, but not limited to families 
with children, older people, people with disabilities, service families and people 
wishing to build their own homes); and  

¶ Caters for housing demand and the scale of housing supply necessary to meet this 
demand.  

 PPG (paragraph 2) sets out that ΨǘƘŜ ǇǊƛƳŀǊȅ ƻōƧŜŎǘƛǾŜ ƻŦ ƛŘŜƴǘƛŦȅƛƴƎ ƴŜŜŘ ƛǎ ǘƻ ƛŘŜƴǘƛŦȅ 1.7

ǘƘŜ ŦǳǘǳǊŜ ǉǳŀƴǘƛǘȅ ƻŦ ƘƻǳǎƛƴƎ ƴŜŜŘŜŘΣ ƛƴŎƭǳŘƛƴƎ ŀ ōǊŜŀƪŘƻǿƴ ōȅ ǘȅǇŜΣ ǘŜƴǳǊŜΣ ŀƴŘ ǎƛȊŜΦΩ 
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 PPG (paragraph 8) states that housing needs should be assessed in relation to the 1.8

relevant functional area i.e. Housing Market Area and this may identify smaller sub-
markets with specific features and it may be appropriate to investigate these 
specifically in order to create a detailed picture of local need. It is also important to 
recognise that there are 'market segments' i.e. not all housing types have the same 
appeal to different occupants.  

 The NPPF (paragraph 47) makes it clear that local planning authorities should ΨǳǎŜ ǘƘŜƛǊ 1.9

evidence base to ensure that their Local Plan meets the full objectively assessed needs 
ŦƻǊ ƳŀǊƪŜǘ ŀƴŘ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎΩ. The HNA 2017 will provide robust evidence to help 
the Council ΨǇƭŀƴ ŦƻǊ ŀ ƳƛȄ ƻŦ ƘƻǳǎƛƴƎ ōŀǎŜŘ ƻƴ ŎǳǊǊŜƴǘ ŀƴŘ ŦǳǘǳǊŜ ŘŜƳƻƎǊŀǇƘƛŎ ǘǊŜƴŘǎΣ 
market trends and the needs of different groups in the communiǘȅΩ and will ΨƛŘŜƴǘƛŦȅ ǘƘŜ 
size, type tenure and range of housing that is required in particular locations, reflecting 
ƭƻŎŀƭ ŘŜƳŀƴŘΩ (NPPF paragraph 50).  

 The NPPF and the Localism Act 2011 both introduced the Duty to Co-operate as a 1.10

replacement for Regional Spatial Strategy (RSS). Section 110 of the Localism Act 
requires local authorities to co-operate with other local authorities in maximising the 
effectiveness with which strategic matters within development plan documents are 
prepared. The provision of housing development is a strategic priority and the Council 
will have to ensure that they are legally compliant with the Localism Act at Examination. 
The Duty to Co-operate applies to all local planning authorities, working with 
neighbouring authorities and other bodies, including Local Enterprise Partnerships, on 
strategic priorities. It also means collaborating on the evidence critical to understanding 
the needs of your area, and the wider economic and Housing Market Areas, including 
through the preparation of a Housing Need Assessment.  

 Technical Appendix E provides a checklist of how the HNA satisfies the requirements of 1.11

the NPPF and PPG.  

  

Definitions 

 PPG (paragraph 3) provides a broad definition of need for housing: 1.12

ΨΧthe scale and mix of housing and the range of tenures that is likely to be needed in the 
housing market area over the Plan period ς and should cater for the housing demand of 
the area and identify the scale of housing supply necessary to meet that demand.Ω  

 Affordable housing need is defined in PPG (paragraph 22) as: 1.13

ΨΧǘƘŜ ƴǳƳōŜǊ ƻŦ ƘƻǳǎŜƘƻƭŘǎ ŀƴŘ ǇǊƻƧŜŎǘŜŘ ƘƻǳǎŜƘƻƭŘǎ ǿƘƻ ƭŀŎƪ ǘƘŜƛǊ ƻǿƴ ƘƻǳǎƛƴƎ ƻǊ 
live in unsuitable housing and who cannot afford to meet their housing needs in the 
ƳŀǊƪŜǘΦΩ 

 For the purposes of this study, the term housing need refers to: 1.14
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ΨΧǘƘŜ ƘƻǳǎƛƴƎ ǘƘŀǘ ƘƻǳǎŜƘƻƭŘǎ ŀǊŜ ǿƛƭƭƛƴƎ ŀƴŘ ŀōƭŜ ǘƻ ōǳȅ ƻǊ ǊŜƴǘΣ ŜƛǘƘŜǊ ŦǊƻƳ ǘƘŜƛǊ ƻǿƴ 
resources or with assistance from the stateΩ2. 

 Definitions relating to affordable housing are set out in the NPPF (March 2012): 1.15

¶ Affordable Housing: Social Rented, Affordable Rented and Intermediate housing, 
provided to eligible households whose needs are not met by the market. Eligibility is 
determined with regard to local incomes and local house prices. Affordable housing 
should include provisions to remain at an affordable price for future eligible 
households or for the subsidy to be recycled for alternative affordable housing 
provision. 

¶ Social Rented housing is owned by local authorities and private Registered 
Providers (as defined in Section 80 of the Housing and Regeneration Act 2008), for 
which guideline target rents are determined through the national rent regime. It 
may also be owned by other persons and provided under equivalent rental 
arrangements to the above, as agreed with the local authority or with the Homes 
and Communities Agency. 

¶ Affordable Rented housing is let by local authorities or private Registered Providers 
of social housing to households who are eligible for Social Rented housing. 
Affordable rent is subject to rent controls that require a rent of no more than 80% 
of the local market rent (including service charges, where applicable). 

¶ Intermediate housing is homes for sale and rent provided at a cost above Social 
rent, but below market levels subject to the criteria in the Affordable housing 
definition above. These can include shared equity (shared ownership and equity 
loans), other low-cost homes for sale and Intermediate rent, but not Affordable 
Rented housing.  

¶ Homes that do not meet the above definition of affordable housing, such as άƭƻǿ 
Ŏƻǎǘ ƳŀǊƪŜǘέ housing, may not be considered as affordable housing for planning. 

 These definitions of affordable housing are correct at the time of publication of this 1.16

report (mid-2017), although revisions to the NPPF are anticipated. Additionally, councils 
are required to provide Starter Homes under the provisions of the Housing and 
Planning Act 20163. The NPPF (2012) outlined the key characteristics of Starter Homes4 
and the Housing and Planning Act 2016 officially introduced Starter Homes into 
legislation, defined in Section 2 of the Act as: 

¶ ƴŜǿ ŘǿŜƭƭƛƴƎǎ ŀǾŀƛƭŀōƭŜ ŦƻǊ ǇǳǊŎƘŀǎŜ ōȅ ΨǉǳŀƭƛŦȅƛƴƎ ŦƛǊǎǘ-ǘƛƳŜ ōǳȅŜǊǎΩ ƻƴƭȅΤ ǘƘŜǎŜ ŀǊŜ 
ŘŜŦƛƴŜŘ ŀǎ ǇŜƻǇƭŜ ǿƘƻ ŘƻƴΩǘ ŀƭǊŜŀŘȅ ƻǿƴ a home and who are aged 23-40; and 

¶ to be sold at a discount of at least 20% of their market value, and always for less 
than the price cap (currently set to £450,000 in Greater London; £250,000 outside 
London). 

                                                      
2 Planning Advisory Service Objectively Assessed Need and Housing Targets Technical Advice Note June 2014 
3 The Government consulted on proposals to change the NPPF (December 2015) including the definitions of affordable housing 
4 National Planning Policy Framework, paragraph 002, Reference ID 55-002-20150318 
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 Many of the details relating to Starter Homes are to be specified in forthcoming 1.17

regulations (secondary legislation), which is still awaited following consultation in 
20165. 

 

Geography 

 Map 1.1 illustrates the geographical context of Tameside Metropolitan Borough, 1.18

located within Greater Manchester in the North West of England. Lying directly east of 
the City of Manchester, Tameside shared borders with Oldham to the north, Stockport 
to the south and High Peak (Derbyshire) to the east.  

 Named after the River Tame, the Metropolitan Borough of Tameside includes the towns 1.19

of Ashton-under-Lyne, Audenshaw, Denton, Droylsden, Dukinfield, Hyde, Mossley, 
Longdendale and Stalybridge.  

 In terms of connections, the M60 passes north-south through the western part of the 1.20

Borough and the M67 passes east-west through the southern part of Tameside. 
Extensions to the Manchester Metrolink have allowed trams to run to Droylsden and 
Ashton in recent years, in addition to a considerable railway network with stations 
linked to Stockport, Sheffield, Manchester, Glossop and Huddersfield. 

 

Map 1.1 Tameside location and geographical context 

 

                                                      
5 DCLG Starter Homes Regulations: Technical Consultation was published in March 2016 
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Greater Manchester strategic context 

 Following the abolition of regional planning bodies and their associated strategies and 1.21

ǘŀǊƎŜǘǎΣ ǘƘŜ ƭŀǎǘ ŦŜǿ ȅŜŀǊǎ ƘŀǾŜ ǎŜŜƴ Ψ[ƻŎŀƭ 9ƴǘŜǊǇǊƛǎŜ tŀǊǘƴŜǊǎƘƛǇǎΩ ό[9tǎύ ŜǎǘŀōƭƛǎƘŜŘ 
across England to help empower locally-driven economic growth at a strategic level. In 
ŀŘŘƛǘƛƻƴΣ Ψ/ƻƳōƛƴŜŘ !ǳǘƘƻǊƛǘƛŜǎΩ ό/!ύ ƘŀǾŜ ōŜŜƴ ŜǎǘŀōƭƛǎƘŜŘ ƛƴ ǎŜǾŜǊŀƭ ǳǊōŀƴ ŀǊŜŀǎ ǘƻ 
assist in strategic collaboration. In some cases, this has included devolution and the 
election of regional mayors.  

 The Greater Manchester Local Enterprise Partnership (LEP) brings together the private 1.22

and public sectors to support business growth, develop local skills and innovation, 
direct investment and reform public services6. The LEP area covers the ten local 
authority areas of Greater Manchester, namely: Bolton; Bury; Manchester; Oldham; 
Rochdale; Salford; Stockport; Tameside; Trafford and Wigan. ¢ƘŜ [9tΩǎ ƭŜŀŘŜǊǎƘƛǇ ōƻŀǊŘ 
is made up of figures from across the public and private sectors. The LEP works in 
partnership with the Greater Manchester Combined Authority (GMCA) and works 
through a range of delivery bodies. 

 The GMCA is made up of the ten metropolitan boroughs of Greater Manchester. It is 1.23

run jointly by the leaders of the ten councils and the Mayor of Greater Manchester, 
Andy Burnham. 

 The LEP and GMCA jointly own the Greater Manchester Strategy. In 2013, the bodies 1.24

published Stronger Together: Greater Manchester Strategy. This set out a series of 
priorities around the twin themes of growth and reform: 

¶ Delivering targeted investment based on market needs, 

¶ wŜǾƛǘŀƭƛǎƛƴƎ DǊŜŀǘŜǊ aŀƴŎƘŜǎǘŜǊΩǎ ǘƻǿƴ ŎŜƴǘǊŜǎ, 

¶ Improving both integration of infrastructure planning and connectivity, 

¶ Placing Greater Manchester at the leading edge of science and technology, 

¶ Supporting business growth; improving international competitiveness, and 

¶ Reforming public service delivery to build independence and raise the productivity 
of residents.7 

 A review of the Greater Manchester Strategy has been undertaken and Our People, Our 1.25

Place was published in October 2017 as the new plan for Greater Manchester. 

 The Greater Manchester Strategic Housing Market Assessment (GM SHMA) was 1.26

prepared by Deloitte and GVA Grimley and published in December 2008. An Update 
Report was subsequently published in May 2010, to reflect the national and strategic 
changes that had taken place in the interim period, particularly the economic downturn 
and impact on housing and planning. 

                                                      
6 gmlep.com 
7 https://www.greatermanchester-ca.gov.uk/info/20067/greater_manchester_strategy 



Tameside HNA 2017 Page | 20 

 
December 2017 

 Preparation for the Greater Manchester Spatial Framework (GMSF) included a public 1.27

consultation on a first draft in late 2016. More than 27,000 responses were received 
and these are being taken into account in the preparation of a second draft, which is 
due to be published in June 2018 for a 12-week consultation period. The GMSF will set 
the strategic planning framework for development up to 2035. 

 Part of the evidence base for the Spatial Framework includes a new Greater 1.28

Manchester Strategic Housing Market Assessment (October 2016). This sets out the 
Objectively Assessed Housing Need (OAHN) for the individual local authorities. Prior to 
the consideration of market signals, the OAHN for Tameside for the period 2015-2035 is 
calculated to be 13,578, which represents 679 per annum. 

 

Map 1.2 Tameside Metropolitan Borough within its strategic context (Greater Manchester) 

 

 

Data analysis and presentation 

 Data has been presented for the following wards within Tameside Metropolitan 1.29

Borough, as illustrated by Map 1.3: 

¶ Ashton Hurst 

¶ Ashton St Michael's 
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¶ Ashton Waterloo 

¶ Audenshaw 

¶ Denton North East 

¶ Denton South 

¶ Denton West 

¶ Droylsden East 

¶ Droylsden West 

¶ Dukinfield 

¶ Dukinfield Stalybridge 

¶ Hyde Godley 

¶ Hyde Newton 

¶ Hyde Werneth 

¶ Longdendale 

¶ Mossley 

¶ St Peter's 

¶ Stalybridge North 

¶ Stalybridge South 

 

Map 1.3 Tameside Wards 
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Research methodology 

 Regarding the overall methodological approach to assessing housing need, PPG 1.30

όǇŀǊŀƎǊŀǇƘ рύ ǎǘŀǘŜǎ ǘƘŀǘΣ Ψthere is no one methodology approach or use of a particular 
dataset(s) that will provide a definitive assessment of development need. But the use of 
this standard methodology set out in this guidance is strongly recommended because it 
will ensure that the assessment findings are transparently prepared. Local planning 
authorities may consider departing from the methodology, but they should explain why 
their particular local circumstances have led them to adopt a different approach where 
this is the case. The assessment should be thorough but proportionate, building where 
possible on existing information sources outlined within the guidaƴŎŜΩΦ 

 PPG (paragraph 14) comments that, ΨŜstablishing future need for housing is not an exact 1.31

science. No single approach will provide a definitive answer. Plan makers should avoid 
expending significant resources on primary research (information that is collected 
through surveys, focus groups or interviews etc. and analysed to produce a new set of 
findings) as this will in many cases be a disproportionate way of establishing an 
evidence base. They should instead look to rely predominantly on secondary data (e.g. 
Census, national surveys) to inform their assessment which are identified within the 
ƎǳƛŘŀƴŎŜΦΩ 

 To deliver the HNA 2017, a multi-method approach has been adopted, comprising: 1.32

¶ A review of primary data obtained through a survey of 3,401 households across the 
Tameside Metropolitan Borough Council area. The 2017 Household Survey involved 
a total of 33,200 households contacted and 3,401 questionnaires returned, 
representing a 10.5% response rate overall. Although the response rate (10.5%) was 
lower than expected, the data are sufficiently robust to provide reliable data 
relating to the current and future housing market.  The number of questionnaires 
returned was well in excess of the 1,500 specified in former Government guidance; 

¶ A consideration of the findings of a stakeholder consultation and interviews with 
estate and lettings agents; 

¶ A review of relevant secondary data including the 2011 Census, house price data, 
private rental data, Housing Association CORE lettings data, CLG Statistics and 
Housing Register information; and 

¶ Analysis of housing need and affordable housing requirements. 

 Further details of the research methodology are set out in Technical Appendix A. 1.33

 

Report structure 

 The Tameside HNA 2017 report is structured as follows: 1.34

¶ Chapter 2 considers the definition of the Housing Market Area for Tameside; 

¶ Chapter 3 provides a review of the current housing market; 

¶ Chapter 4 looks at housing market signals; 
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¶ Chapter 5 assesses the need for all types of housing and includes an analysis of 
overall type/size mix, affordable housing need, overall tenure mix and the needs of 
different groups; and 

¶ Chapter 6 concludes the report with a summary of findings and a consideration of 
strategic and policy issues. 

 The report includes technical appendices, which provide detailed material that 1.35

underpins the core outputs of the HNA. The technical appendix material includes: 

¶ Research methodology (Appendix A); 

¶ Housing policy review (Appendix B); 

¶ Affordable housing need calculations (Appendix C);  

¶ Monitoring and updating (Appendix D); and 

¶ Conformity to NPPF and PPG checklist (Appendix E). 
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2. ¦ƴŘŜǊǎǘŀƴŘƛƴƎ ǘƘŜ IƻǳǎƛƴƎ aŀǊƪŜǘ 

Introduction 

 PPG (paragraph 8) states that, Ψ[housing] needs should be assessed in relation to the 2.1

relevant functional area i.e. Housing Market AreaΧ 9ǎǘŀōƭƛǎƘƛƴƎ ǘƘŜ ŀǎǎŜǎǎƳŜƴǘ ŀǊŜŀ 
may identify smaller sub-markets with specific features and it may be appropriate to 
investigate these specifically in order to create a detailed picture of local need. It is also 
important to recognise that there are 'market segments' i.e. not all housing types have 
ǘƘŜ ǎŀƳŜ ŀǇǇŜŀƭ ǘƻ ŘƛŦŦŜǊŜƴǘ ƻŎŎǳǇŀƴǘǎΦΩ 

 PPG (paragraph 10) defines a Housing Market Area as, άŀ ƎŜƻƎǊŀǇƘƛŎŀƭ ŀǊŜŀ ŘŜŦƛƴŜŘ ōȅ 2.2

household demand and preferences for all types of housing, reflecting the key functional 
linkages between places where people live and work. It might be the case that housing 
ƳŀǊƪŜǘ ŀǊŜŀǎ ƻǾŜǊƭŀǇέΦ 

 PPG (paragraph 11) suggests that Housing Market Areas can be broadly defined by 2.3

using three different sources of information as follows: 

¶ House prices and rates of change in house prices; 

¶ Household migration and search patterns; and 

¶ Contextual data (for example travel to work area boundaries, retail and school 
catchment areas). 

 In relation to migration and search patterns (the second bullet point, above), PPG 2.4

(paragraph 11) further comments that, άmigration flows and housing search patterns 
reflect preferences and the trade-offs made when choosing housing with different 
characteristics. Analysis of migration flow patterns can help to identify these 
relationships and the extent to which people move house within an area. The findings 
can identify the areas within which a relatively high proportion of household moves 
(typically 70 per cent) are contained. This excludes long distance moves (e.g. those due 
to a change of lifestyle or retirement), reflecting the fact that most people move 
relatively short distances due to connections to families, friends, jobs, and schoolsέΦ 

 In line with PPG, this HNA reviews relevant data to establish the extent of the Tameside 2.5

Housing Market Area. Firstly, this chapter considers existing analysis on Housing Market 
Areas, and then analyses house price, migration and commuting data. 

 

Tameside strategic context 

 The GM SHMA 2008/2010 divided the City Region into four Housing Market Areas 2.6

(HMAs) for the purposes of strategic-scale analysis: 

¶ Central (Manchester, Salford and Trafford); 

¶ Southern (Manchester, Stockport and Trafford); 

¶ North Eastern (Tameside, Oldham, Rochdale); and 

¶ North Western (Bolton, Bury, Salford and Wigan). 
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 Tameside Metropolitan Borough area therefore formed the southern part of the North 2.7

East HMA, south of Oldham and Rochdale. 

 The new Greater Manchester Strategic Housing Market Assessment (October 2016), 2.8

prepared as part of the Spatial Framework, includes a consideration of Housing Market 
Areas with the city region. It considers key factors, particularly migration and 
commuting.  

 In terms of migration, the SHMA finds that most migration in Greater Manchester is 2.9

over a relatively short distance. It states that: 

ΨOverall, Greater Manchester as a whole has a very high level of self-containment, both 
in terms of the proportion of people moving from an address in Greater Manchester 
who remain within the sub-region, and the proportion of people moving to an address in 
Greater Manchester who already lived within the sub-region, exceeding 80% of both 
measures (as a proportion of all their moves within England and Wales)ΦΩ8 

 Evidence of differences between parts of Greater Manchester are acknowledged in the 2.10

SHMA. It is observed that the northern districts of Bolton, Oldham, Rochdale and 
Tameside all individually have high levels of self-containment, close to or exceeding 
70% (paragraph 3.16). However, it is also noted that: 

ΨThe four eastern districts of Oldham, Rochdale, Stockport and Tameside collectively saw 
net out-migration of more than 1,500 people per annum over the period 2002-2012, 
whereas the four western districts of Bolton, Salford, Trafford and Wigan had net in-
migration of more than 2,200 people per annum. Oldham, Rochdale and Tameside have 
the highest proportion of their migrants coming from within Greater ManchesterΦΩ9 

 In terms of commuting, the Greater Manchester SHMA finds that almost 88% of 2.11

commuters who live in Greater Manchester also work in the sub-region, and more than 
85% of commuters who work in Greater Manchester also live in the sub-region 
(paragraph 3.20). At the individual authority level, it finds that: 

ΨManchester, Salford and Trafford all draw in a large number of workers from outside 
their districts, often from each other, and have net in-commuting and low worker self-
containment. Manchester has a dominant role, with very high levels of net in- 
commuting exceeding 100,000, whereas the levels for Salford and Trafford are much 
more modest. The other seven Greater Manchester districts have quite significant net 
out-commuting. Bolton, Oldham and Rochdale appear to have quite localised 
commuting, with relatively high self-containment both in terms of workers and 
commuters. Bury, Stockport and Tameside have lower commuter self- containment 
ratesΦΩ10 

 It is noted that Stockport Town Centre has a broader reach than most of the other 2.12

major town centres in Greater Manchester, with significant flows from Manchester and 
Tameside (paragraph 3.22). The influence of Manchester (City) as an employment 

                                                      
8 Greater Manchester Strategic Housing Market Assessment (October 2016), paragraph 3.12 
9 Greater Manchester Strategic Housing Market Assessment (October 2016), paragraph 3.17 
10 Greater Manchester Strategic Housing Market Assessment (October 2016), paragraph 3.21 
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centre is evidenced, providing employment for more than 20% of the commuters from 
the authorities of Salford, Stockport, Tameside and Trafford (paragraph 3.25).  

 In terms of defining housing market areas, the SHMA provides the following conclusion: 2.13

ΨThis complex functioning of housing and labour markets within Greater Manchester 
means that there is no simple way of subdividing the sub-region into identifiable 
housing market areas or functional economic areas. Any boundaries would essentially 
be arbitrary, and risk masking important relationships, as has been seen with the 
housing market areas that have previously been identified. Given these problems, 
together with the relatively small distances involved in most migration and commuting, 
the issues of district identity, and the availability of population and household projection 
data, it is considered that the most appropriate unit of analysis below the Greater 
Manchester level is the individual districts. This would be expected to enable a greater 
level of analysis, taking into account a better understanding of the relationships 
between different places, than would the combination of districts into larger sub-areas. 
However, even a district-based analysis could mask significant cross-boundary 
connections, and it will be important to have regard to the analysis in this report and 
supplementary data when interpreting assessments of demand and need for individual 
districtsΦΩ11 

 

House prices and rates of change in house prices  

 PPG (paragraph 11) states that, 2.14

ΨIƻǳǎƛƴƎ ƳŀǊƪŜǘ ŀǊŜŀǎ Ŏŀƴ ōŜ ƛŘŜƴǘƛŦƛŜŘ ōȅ ŀǎǎŜǎǎƛƴƎ patterns in the relationship 
between housing demand and supply across different locations. This analysis uses house 
ǇǊƛŎŜǎ ǘƻ ǇǊƻǾƛŘŜ ŀ ΨƳŀǊƪŜǘ-ōŀǎŜŘΩ ǊŜŦƭŜŎǘƛƻƴ ƻŦ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ŀǊŜŀ ōƻǳƴŘŀǊƛŜǎΦ Lǘ 
enables the identification of areas which have clearly different price levels compared to 
surrounding areas. The findings provide information about differences across the area in 
terms of the price people pay for similaǊ ƘƻǳǎƛƴƎΣ ƳŀǊƪŜǘ ΨƘƻǘǎǇƻǘǎΩΣ ƭƻǿ ŘŜƳŀƴŘ ŀǊŜŀǎ 
ŀƴŘ ǾƻƭŀǘƛƭƛǘȅΦΩ 

 Figure 2.1 shows how the median house price over the period 2000 to 2016 has 2.15

changed in Tameside, the region (the North West) and England.  

 Since 2000, the median house price in Tameside has increased 133% from £48,000 to 2.16

£112,000 in 2016. The median price in Tameside has tracked below the regional 
median, which in turn is below the national trend. As with England and the region, the 
fastest rate of median house price growth in Tameside was experienced between 2000 
(£48,000) and 2007 (£124,950), followed by a period of falling prices between 2008 and 
2011-12. House prices have risen since 2012, from £108,000 (2011-12) to £112,000 
(2016).  

 

  

                                                      
11 Greater Manchester Strategic Housing Market Assessment (October 2016), paragraph 3.33 
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Figure 2.1 Median house price trends 2000 to 2016: Tameside, the North West and England 

 

Source: Data produced by Land Registry © Crown copyright 2017 

 

 The lower quartile house price in Tameside has increased from £35,000 in 2000 to 2.17

£83,500 in 2016, an increase of 138.6%.  

 The distribution of house prices (2016) across the Metropolitan Borough of Tameside is 2.18

illustrated by Map 2.3 and Table 2.1. Map 2.3 shows median house prices by ward and 
indicates relatively lower prices in St Peters, Longdendale and Ashton St Michaels and 
higher prices in Stalybridge South, Ashton Hurst, Denton West, Audenshaw and Hyde 
Werneth. Table 2.1 sets out lower quartile, median and upper quartile house prices by 
ward and reflects this spatial pattern. 
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Map 2.3 Median house prices 2016 by ward 

 

Source: Data produced by Land Registry © Crown copyright 2017 
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Table 2.1 House prices in Tameside 2016 by ward 

Ward 

Price  (£) 

Lower Quartile (25%) Median (£) Upper Quartile (£) 

Ashton Hurst 100,000 128,000 190,000 

Ashton St Michael's 68,500 90,000 129,995 

Ashton Waterloo 78,000 105,000 126,000 

Audenshaw 90,000 130,250 150,000 

Denton North East 84,000 106,500 127,500 

Denton South 90,000 108,000 135,000 

Denton West 116,750 136,750 165,750 

Droylsden East 94,000 119,000 165,000 

Droylsden West 88,000 104,250 125,000 

Dukinfield 84,500 104,250 140,000 

Dukinfield Stalybridge 100,000 120,000 155,000 

Hyde Godley 85,000 115,000 173,950 

Hyde Newton 83,000 101,500 165,000 

Hyde Werneth 103,000 131,000 178,000 

Longdendale 73,000 89,750 145,000 

Mossley 97,750 117,000 166,000 

St Peter's 64,000 75,458 92,000 

Stalybridge North 85,000 102,700 170,000 

Stalybridge South 100,000 166,000 246,250 

Tameside Total 83,500 112,000 153,500 

Source: Data produced by Land Registry © Crown copyright 2017 

 

 Table 2.2 considers how Tameside median prices and change over the period 2000-2.19

2016 compares with neighbouring areas, the region and England. This analysis 
demonstrates that the median house price increase in Tameside has been lower than 
most neighbouring local authority areas, except for Wigan, but very similar to the 
median price growth experienced across the region and England as a whole. 
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Table 2.2 Comparative median house prices and price change in neighbouring areas, the North 
West and England 

Location 

Year 

% change 2000-2016 2000 2016 

Tameside £48,000 £112,000 133.0 

Bolton £46,725 £120,000 156.8 

Bury £53,000 £144,138 172.0 

Manchester £50,000 £143,250 186.5 

Oldham £43,000 £117,000 172.1 

Rochdale £47,700 £120,000 151.6 

Salford £47,000 £132,500 181.9 

Stockport £73,000 £190,500 161.0 

Trafford £82,500 £236,000 186.1 

Wigan £49,000 £120,000 144.9 

North West £56,500 £142,000 151.3 

England £82,000 £202,000 146.3 

Source: Data produced by Land Registry © Crown copyright 2017 

 

Migration and self-containment 

 In relation to migration, PPG (paragraph 11) states: 2.20

Ψaigration flows and housing search patterns reflect preferences and the trade-offs 
made when choosing housing with different characteristics. Analysis of migration flow 
patterns can help to identify these relationships and the extent to which people move 
house within an area. The findings can identify the areas within which a relatively high 
proportion of household moves (typically 70 per cent) are contained. This excludes long 
distance moves (e.g. those due to a change of lifestyle or retirement), reflecting the fact 
that most people move relatively short distances due to connections to families, friends, 
ƧƻōǎΣ ŀƴŘ ǎŎƘƻƻƭǎΦΩ 

 That said, previous CLG guidance recognised that ΨǊǳǊŀƭ ŀǊŜŀǎ ǘȅǇƛŎŀƭƭȅ ƘŀǾŜ ƭŜǎǎ ƭƻŎŀƭƭȅ 2.21

self-contained migration patterns, reflecting the influence of long-distance movers who 
ŀǊŜ ƻǇǘƛƴƎ ŦƻǊ ƭƛŦŜǎǘȅƭŜ ŎƘŀƴƎŜ ƻǊ ǊŜǘƛǊŜƳŜƴǘΦΩ12 

 Data reported in the 2011 Census provides evidence from which the degree of self-2.22

containment of Tameside can be derived. PAS guidance recommends that migration 
data are tested against the PPG criterion for self-containment, that at least 70% of all 
migration excluding long-distance migration should be contained within the HMA. A 
suitable test are two migration containment ratios: 

¶ Supply side (origin): moves within the area divided by all moves whose origin is in 
the area, excluding long-distance moves; and 

¶ Demand side (destination): moves within the area divided by all moves whose 
destination is in the area, excluding long-distance migration. 

                                                      
12 DC Advice Note: Identifying sub-regional housing market areas 2007 



Tameside HNA 2017 Page | 31 

 
December 2017 

 Table 2.3 presents the relevant migration data for Tameside. This illustrates that 70.8% 2.23

of all residents moving in the year preceding the Census originated from within 
Tameside. Of the total 18,361 moving residents, 70.8% originated in Tameside, 6.6% 
from Manchester (City), 4.8% from Stockport, 3.3% from Oldham, 1.5% from High Peak, 
3.0% from elsewhere in Greater Manchester, 3.4% from the North West and 6.6% from 
elsewhere in the UK. Excluding long-distance moves and only analysing the 17,149 
movements from within the North West region, 75.8% originated within Tameside.  

 Table 2.4 summarises the containment ratios that apply to the origin and destination of 2.24

moving residents. In line with PPG guidance, this excludes long-distance migration 
(which in this case is taken as moves from outside of the North West, as also referenced 
in Table 2.3). Based on these criteria, the origin containment ratio is 75.79% and the 
destination is 74.67%. This indicates a high level of self-containment in terms of 
population migration. 

 

Table 2.3 Flows of residents (all moves) 

Origin/ 
Destination 

Supply Side (Origin) Demand Side (Destination) 

All Moves 

Excluding 
Long 

Distance 
Moves All Moves 

Excluding 
Long 

Distance 
Moves 

Number % % Number % % 

Tameside 12,998 70.8 75.8 12,998 67.0 74.7 

Manchester 1,219 6.6 7.1 1,067 5.5 6.1 

Stockport 885 4.8 5.2 798 4.1 4.6 

Oldham 605 3.3 3.5 639 3.3 3.7 

High Peak 276 1.5 1.6 334 1.7 1.9 

Salford 194 1.1 3.1 317 1.6 1.8 

Rochdale 132 0.7 0.8 132 0.7 0.8 

Bury 109 0.6 0.6 105 0.5 0.6 

Trafford 108 0.6 0.6 159 0.8 0.9 

Elsewhere in the NW 623 3.4 3.6 859 4.4 4.9 

East Midlands 102 0.6  149 0.8  

Elsewhere UK 1110 6.0  1849 9.5  

Total 18,361 100.0 100.0 19,406 100.0 100.0 

Base (excluding long-distance moves) 17,149  17,408 

Source: 2011 Census 
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Table 2.4 Containment ratios 

Origin 
Moves within the area All moves originating in the area Containment Ratio 

12,998 17,149 75.79% 

Destination 
Moves within the area 

All moves whose destination is in 
the area 

Containment 

Ratio 

12,998 17,408 74.67% 

Source: 2011 Census 

 

Commuting patterns 

 The 2011 Census provides an analysis of travel to work patterns and the extent to which 2.25

residents in Tameside travel to other areas, together with details of how many people 
commute into the Metropolitan Borough area. Table 2.5 presents this data and 
indicates that 54.9% of people who live in Tameside work in the Metropolitan Borough 
with a significant 19.5% commuting out of Tameside into Manchester and a further 
9.5% to Stockport and 5.4% to Oldham. By comparison, 67.7% of workers in Tameside 
also live in the Metropolitan Borough. This indicates a net outward movement of 
workers and illustrates the strength of Manchester as an economic centre within the 
strategic area. 

 
Table 2.5 Tameside 2011 census commuting flows: workers (aged 16-74) 

Where do people who live in Tameside work? 

Live Work Number % 

Tameside 

Tameside 49,045 54.9 

Manchester 17,483 19.5 

Stockport 8,518 9.5 

Oldham 4,872 5.4 

Trafford 2,996 3.3 

Salford 2,576 3.0 

High Peak 1,287 1.4 

Other 2,723 3.0 

Workers 89,500 100.0 

Where to people who work in Tameside live? 

Live Work Number % 

Tameside 

Tameside 

41,324 67.7 

Oldham 4,606 7.6 

Stockport 4,392 7.2 

Manchester 3,729 6.1 

High Peak 2,735 4.5 

Rochdale 1,041 1.7 

Trafford 985 1.6 

Other 2,177 3.6 

Jobs 60,989 100.0 
Source 2011 Census  



Tameside HNA 2017 Page | 33 

 
December 2017 

 

 In terms of defining market areas, PPG does not suggest an appropriate self-2.26

containment figure. However, the ONS provides a definition of Travel to Work areas as 
follows: 

Ψ¢ƘŜ ŎǳǊǊŜƴǘ ŎǊƛǘŜǊƛƻƴ ŦƻǊ ŘŜŦƛƴƛƴƎ ¢¢²ǎ ƛǎ ǘƘŀǘ ƎŜƴŜǊŀƭƭȅ ŀǘ ƭŜŀǎǘ тр҈ ƻŦ ŀƴ ŀǊŜŀΩǎ 
resident workforce in the area and at least 75% of the people who work in the area also 
ƭƛǾŜ ƛƴ ǘƘŜ ŀǊŜŀΧƘƻǿŜǾŜǊΣ ŦƻǊ ŀǊŜŀǎ ǿƛǘƘ ŀ ǿƻǊƪƛƴƎ ǇƻǇǳƭŀǘƛƻƴ ƛƴ ŜȄŎŜǎǎ ƻŦ нрΣлллΣ ǎŜƭŦ-
containment rates as low as 66.7% are ŀŎŎŜǇǘŜŘΩ13 

 On this basis, it is concluded that Tameside is not self-contained in terms of the travel-2.27

to-work patterns of its own resident working population, with just under 55% of the 
employed population actually working within the Metropolitan Borough while almost 
20% of the working population commute into Manchester. Tameside is more self-
contained in terms of the residential location of its workforce, with almost 68% of the 
.ƻǊƻǳƎƘΩǎ ǿƻǊƪŜǊǎ ŀƭǎƻ ǊŜǎƛŘƛƴƎ ǿƛǘƘƛƴ ǘƘŜ ƳŜǘǊƻǇƻƭƛǘŀƴ ŀǊŜŀΦ 

 

Concluding comments  

 The purpose of this chapter has been to consider the general housing market context of 2.28

Tameside and its inter-relationships with other areas. This reflects the requirements of 
PPG (paragraph 11). By reviewing house prices, migration and travel to work patterns, 
the extent to which Tameside is a self-contained Housing Market Area can be 
determined. PPG establishes that areas within which a relatively high proportion of 
household moves (typically 70%) are contained can be defined as a self-contained 
Housing Market Area.  

 TamesideΩǎ IƻǳǎƛƴƎ aŀǊƪŜǘ !ǊŜŀ ŜȄƘƛōƛǘǎ ŀ ŘŜƎǊŜŜ ƻŦ ŘƛǎǘƛƴŎǘƛǾŜƴŜǎǎ ŎƻƳǇŀǊŜŘ ǿƛǘƘ 2.29

neighbouring areas as measured by median price change 2000-2016 at a lower rate 
than most neighbouring local authority areas within Greater Manchester, but very 
similar to those for both the region and England as a whole.  

 Regarding migration, analysis of the 2011 Census data identifies containment ratios of 2.30

75.79% (origin) and 74.67% (destination). From a migration perspective, Tameside is 
therefore considered to be self-contained. 

 Regarding travel to work, only 54.9% of employees living in Tameside also work 2.31

Tameside, indicating high levels of out-commuting to work elsewhere, particularly into 
Manchester City, Stockport, Oldham and elsewhere in Greater Manchester. By 
comparison, there is a lower amount of in-commuting, with 67.7% of TamesideΩs 
workforce living in the Metropolitan Borough administrative area, while 7.6% travel in 
from Oldham, 7.2% from Stockport and 6.1% from Manchester. From a travel-to-work 
perspective it is therefore concluded that Tameside is not self-contained in terms of its 
own working population but is part of the wider economic functional area of the 
Greater Manchester city region. 

                                                      
13https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes/articles/commutingtoworkchangesto
traveltoworkareas/2001to2011 
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 Interactions with several neighbouring areas are recognised particularly in terms of 2.32

commuting flows, as also highlighted in the GM SHMA (October 2016).  There was a 
high level of commuting from Tameside into Manchester which results in a lower 
commuter self-containment rate for Tameside.   

 In conclusion, from a migration perspective, Tameside can be considered to be a self-2.33

contained Housing Market Area. However, commuting patterns show that is not self-
contained but is part of the wider economic functional area of the Greater Manchester 
city region.  
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3. ¢ŀƳŜǎƛŘŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ǊŜǾƛŜǿ 

Introduction 

 The purpose of this chapter is to explore the housing market dynamics of Tameside. 3.1

This includes a review of the current stock profile along with an analysis of the tenure 
characteristics. It also considers the key housing market drivers, a consideration of 
housing need and the affordability of different tenure options. 

 

Property profile 

 This study assumes a total of 104,840 households14 and 101,330 dwellings in Tameside 3.2

Metropolitan Borough. There are 1,851 vacant homes (of which 1,043 are long term 
vacant) and 156 are second homes15. The overall vacancy rate is around 1.8%, this is 
lower than the national rate of 2.6% across England16. Housing stock data by ward is set 
out in Table 3.1. 

 

Table 3.1 Dwelling stock by ward 

Ward Total Dwellings 

Ashton Hurst 5,150 

Ashton St Michael's 5,410 

Ashton Waterloo 4,840 

Audenshaw 5,350 

Denton North East 4,830 

Denton South 5,040 

Denton West 5,830 

Droylsden East 5,320 

Droylsden West 5,220 

Dukinfield 5,580 

Dukinfield Stalybridge 5,630 

Hyde Godley 5,390 

Hyde Newton 6,260 

Hyde Werneth 5,130 

Longdendale 4,380 

Mossley 5,330 

St Peter's 6,280 

Stalybridge North 5,160 

Stalybridge South 5,200 

Tameside Total 101,330 
Source: 2017 Household Survey and 2015/2016 Council Tax data 

                                                      
14 Household survey 2017 
15 Council Tax 2015/2016 
16 2015 CLG Dwelling and Vacancy data 
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Property size and type 

 Table 3.2 reviews the profile of occupied dwelling stock by size and type across 3.3

Tameside. Overall, the vast majority (81.5%) of properties are houses, 11.8% are 
flats/apartments and maisonettes, 5.9% are bungalows, and 0.7% are other types of 
property. Of all occupied properties, 7.2% have one bedroom/bedsit, 32.0% have two 
bedrooms, 46.4% have three bedrooms and 14.3% have four or more bedrooms.  

 

Table 3.2 Property type and size of occupied dwellings across Tameside 

Property Type 

No. Bedrooms (Table %) 

Total 

Base 
(Valid 

response) 
One/ 
Bedsit Two Three Four 

Five or 
more 

Detached house 0.4 1.9 9.7 57.3 59.8 13.4 14,024 

Semi-detached 
house/Town house 

0.4 17.4 56.1 29.9 27.4 35.9 37,443 

Terraced house 1.2 53.0 29.4 10.4 10.2 32.2 33,504 

Bungalow 17.9 9.3 3.1 1.5 2.7 6.0 6,264 

Maisonette 1.9 1.4 0.1 0.0 0.0 0.6 650 

Flat / Apartment 76.4 16.4 0.8 0.6 0.0 11.2 11,667 

Caravan/ Park Home 0.3 0.0 0.0 0.0 0.0 0.0 20 

Other 1.6 0.5 0.8 0.3 0.0 0.7 725 

Total 7.3 32.0 46.3 12.5 1.9 100.0 104,298 

Base (Valid 
response) 

7,516 33,196 48,095 12,925 1,934 103,666 

Source: 2017 Household Survey and excludes missing data 

 

 How property type varies by ward is illustrated in Figure 3.1 and variations in number of 3.4

bedrooms by ward in Figure 3.2. Notable sub-area variations in type of property include 
the relatively higher proportion of detached properties in Stalybridge South (34.6%); 
higher proportions of semi-detached houses in Droylsden West (60.6%) and Denton 
West (57.0%); higher proportions of terraced housing in St Peters (53.4%); and higher 
proportions of flats/apartments in Dukinfield Stalybridge (20.0%). In terms of dwelling 
size, there is a high proportion of small properties with one bedroom/bedsit in 
Droylsden East (12.2%) and a relatively high proportion of larger properties with four or 
more bedrooms in Stalybridge South (29.5%). 
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Figure 3.1 Property type by ward 

 

Source: 2017 Household Survey  
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Figure 3.2 Property size by ward 

 

Source: 2017 Household Survey 
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Property age and condition 

 The age profile of dwelling stock in Tameside is summarised in Table 3.3. The majority 3.5

of the Metropolitan BoroughΩǎ ŘǿŜƭƭƛƴƎǎ (60.2%) were built in the period before 1965. 

 

Table 3.3 Age of dwelling 

Age of Dwellings Number  % 

pre-1919 22,890 23.0 

1919-44 20,000 20.1 

1945-64 17,030 17.1 

1965-82 22,310 22.4 

1983-99 9,620 9.6 

post 1999 7,870 7.9 

Total 99,720 100.0 

Unknown 1,590 

Grand Total 101,310 

Source: Valuation Office Agency 2016 

 

 The English Housing Survey (EHS) produces national data on dwelling condition. 3.6

Applying national trends to the stock profile of Tameside would suggest that around 
22.6% of dwelling stock is non-decent, which is slightly higher than the national 
average of 20.6%. The number of dwellings likely to fail the minimum standard of 
decent homes criteria is estimated to be 13.1% (compared with 11.9% nationally).  

 A full definition of what constitutes a decent home is available from CLG17 but in 3.7

summary a decent home meets the following four criteria: 

a. It meets the current statutory minimum for housing; 

b. It is in a reasonable state of repair; 

c. It has reasonably modern facilities and services; and 

d. It provides a reasonable degree of thermal comfort. 

 

                                                      
17 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/7812/138355.pdf 
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Table 3.4 Dwelling stock condition in England and Tameside estimates 

England Fails decent homes criteria 

All dwellings 
in group (000s) % dwellings Dwelling age (EHS) Dwelling age (VOA) Non-decent 

Minimum 
standard Repair 

Modern 
facilities and 

services 
Thermal 
comfort 

pre-1919 pre-1919 40.1 28.7 11.2 3.9 11.9 4,648 20.0 

1919-44 1919-44 24.1 13.1 7.6 1.7 7.6 3,930 16.9 

1945-64 1945-64 16.6 8.0 3.6 2.0 5.7 4,505 19.4 

1965-80 1965-82 17.5 8.8 1.8 1.9 7.6 4,757 20.5 

1981-90 1983-99 17.6 4.7 *  0.9 13.5 1,953 8.4 

post 1990 post 1999 1.5 1.5 *  *  *  3,460 14.9 

Total 20.6 11.9 4.6 1.9 7.5 23,254 100.0 

Tameside Metropolitan Borough Fails decent homes criteria (estimate) 

All dwellings % dwellings Dwelling age (EHS) Dwelling age (VOA) Non-decent 
Minimum 
standard Repair 

Modern 
facilities 

and services 
Thermal 
comfort 

pre-1919 pre-1919 9,184 6,567 2,564 882 2,731 22,890 23.0 

1919-44 1919-44 4,811 2,621 1,510 343 1,519 20,000 20.1 

1945-64 1945-64 2,834 1,356 620 332 973 17,030 17.1 

1965-80 1965-82 3,898 1,956 408 424 1,690 22,310 22.4 

1981-90 1983-99 1,693 455 *  91 1,296 9,620 9.6 

post 1990 post 1999 115 115 *  *  *  7,870 7.9 

Total 22,534 13,070 5,103 2,072 8,209 99,720 100.0 

% of all stock 22.6 13.1 5.1 2.1 8.2 

National % (as above) 20.6 11.9 4.6 1.9 7.5 

Source: English Housing Survey (EHS) 2013 data applied to Valuation Office Agency (VOA) 2016 dwelling stock age profile  

bƻǘŜ ΨϝΩ ƛƴŘƛŎŀǘŜǎ ǎŀƳǇƭŜ ǎƛȊŜ too small for reliable estimate 
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Property tenure 

 The tenure profile of the Tameside Metropolitan Borough administrative area is 3.8

summarised in Figure 3.3. This is based on the findings of the Household Survey 2017, 
undertaken to inform this HNA. Variations in broad tenure groups by sub-area are 
summarised in Figure 3.4. Overall, based on survey evidence, 63.4% of occupied 
dwellings are owner-occupied, 14.2% are private rented (including tied accommodation 
and student housing) and 22.4% are affordable. Affordable housing includes dwellings 
rented from a social housing provider (Council or housing association) and intermediate 
tenures (shared ownership, shared equity, discounted sale, low cost home ownership 
and Starter Homes). 

 

Figure 3.3 Tameside tenure profile of occupied dwellings 

 

Source: 2017 Household Survey 

 

 The tenure profile varies across Tameside and this is shown by ward in Figure 3.4. The 3.9

proportion of owner occupied dwellings is highest in Denton West (83.0%) and Hyde 
Werneth (76.5%); private renting is significantly higher in Ashton St Michaels (22.1%) 
and St Peters (20.3%) and affordable accommodation in St Peters (43.0%) and Denton 
South (36.1%).  
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