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Subject: Formal Objection to Green Belt Downgrading in Stockport and Allocation of Site HOM 2.18 (Sandown Road)

To: The Planning Policy Team

I am writing to register my strong objection to the allocation of Green Belt land within the emerging Local Plan, specifically HOM 2.18 (Sandown Road) and any associated reclassification of Green Belt to “safeguarded” or development land.
This proposal is unsound, unjustified and inconsistent with national planning policy, and fails multiple legal and sustainability tests required of a Local Plan.

1. Conflict with the National Planning Policy Framework (NPPF)
The NPPF is unequivocal:
· Paras 140–143: Green Belt boundaries should only be altered in exceptional circumstances, and only through the Local Plan process.
· Para 145: Plans must “fully evidence and justify” any such change.
· Para 148: Authorities must “promote sustainable development” and minimise carbon emissions.

No exceptional circumstances have been demonstrated. Stockport’s justification appears based almost entirely on:

· Standard Method housing numbers (which government confirms are advisory, not mandatory); and
· An assumption that Green Belt release is necessary, without proving brownfield or densification alternatives have been exhausted.

This directly conflicts with the NPPF, recent Government Green Belt policy statements (Dec 2023 and Feb 2024), and multiple appeal decisions where Inspectors have reaffirmed that housing need alone does not constitute exceptional circumstances.

2. Failure to Prioritise Brownfield and Urban Regeneration
The NPPF requires authorities to:
· “Make as much use as possible of previously-developed land” (NPPF 119)
· “Promote gentle density uplift” around transport hubs and urban centres (NPPF 124–125)

Stockport has not demonstrated that brownfield capacity has been maximised, including:
· Major underused town-centre sites
· Vacant commercial buildings
· Untapped density opportunities around key transport nodes (A6, Hazel Grove station, Stockport station, Interchange)

Until these avenues are exhausted, Green Belt release is premature and contrary to national policy.

3. Unsustainable Strain on Transport, Health & Education Infrastructure
The Sandown Road development sits in an area already suffering:

Traffic & Transport
· Severe congestion at A6, A560, A555, London Road and Buxton Road junctions
· Hazel Grove already rated as having one of the worst congestion bottlenecks in GM
· No committed funding for significant mitigation — only vague future “improvements”

This conflicts with NPPF paras 104–106, requiring safe, sustainable and well-planned transport networks.

Health & Emergency Services
· Stepping Hill Hospital operates at 98–100% occupancy
· A&E is rated Inadequate, with dangerous delays
· NWAS ambulance response times already exceed national safety targets

Introducing hundreds of additional households without guaranteed infrastructure funding is neither lawful nor safe.

Schools
· Local schools are at or near capacity
· No confirmed plan or funding for additional places
· NPPF 95 requires sufficient school capacity before approving major development

The Plan fails this requirement.

4. Environmental, Flooding and Ecological Harm
Stockport’s own Green Belt Assessment ranks the area as High Harm.

Key issues:
· Loss of wildlife corridors connecting Norbury Brook, Poise Brook, and the wider Goyt Valley
· Increased local flood risk due to replacement of permeable agricultural soil with hardstanding
· Increased surface-water runoff affecting Hazel Grove, Offerton and communities downstream
· Loss of landscape character, contrary to NPPF 174–176

Additionally:
· The proposed allocation has not been subject to an adequate Habitats Regulations Assessment (HRA)
· The Strategic Environmental Assessment (SEA) lacks detailed cumulative modelling for neighbouring allocations

These omissions leave the Plan vulnerable to legal challenge or failure at Examination.

5. Air Quality Risks – Area Already Below WHO Standards
Hazel Grove and the A6 corridor record:
· PM2.5 levels above WHO safe limits
· NO₂ regularly breaching recommended levels
· Pollution hotspots at school walking routes (Torkington, Hazel Grove High)

Developing a major site accessed via already congested roads will worsen exposure for children, directly conflicting with NPPF paras 185–186.

6. Legal, Equality and Human Rights Concerns
The proposal risks breaching:
· Planning & Compulsory Purchase Act 2004 (s.19) — lack of sustainable development evidence
· Environment Act 2021 — failure to demonstrate biodiversity net gain
· Human Rights Act 1998, Articles 2 & 8 — due to threats created by emergency service delays and polluted environments
· Public Sector Equality Duty (Equality Act 2010) — disproportionate impact on children, older residents, disabled people and low-income households

This is compounded by recent case law requiring councils to fully examine Green Belt harm and alternative options.

Demand for Action

Given the above, I urge Stockport Council to:

1. Remove HOM 2.18 (Sandown Road) from the Local Plan.
2. Commit to a brownfield-first strategy with transparent capacity modelling.
3. Publish full infrastructure assessments for health, education, transport and emergency services.
4. Reassess Green Belt harm and demonstrate lawful compliance with NPPF requirements.
5. Ensure the Local Plan is sound, evidence-based and consistent with national policy.

Failure to meet these requirements will leave the Plan open to challenge at Examination and judicial review.

Yours faithfully,


