Stockport Local Plan 2025
High Lane village Neighbourhood Forum (HLVNF)
HLVNF Designated Area SLP site allocations

Foreword

In July 2024 my predecessor, Clir Mark Hunter, wrote a foreword for a draft Local Plan which
was being prepared for Regulation 18 consultation, having been delayed by the pre-election

periods for the local and general elections. This was after a period of uncertainty and change
under the previous government and was our second attempt in two years to get a draft Local
Plan out for consultation.

As the Cabinet Member with responsibility for that version | took great pride in ensuring that
we kept our manifesto promise of ensuring our Green Belt was protected and that previously
developed (brownfield) sites were used instead to deliver its housing.

As you may know, the new government changed the planning rules and imposed much
higher housing targets. As a result, we were forced to halt that consultation and start the
process again.

It is with a very heavy heart that | write this introduction to the third version of a draft Local
Plan. Legally we have had to accept the government’s mandate and authority to direct us to
deliver a part of the national housing target it has set, requiring the delivery of almost twice
as many homes within Stockport. This has forced us to release Green Belt sites using the
Government’s new methodology.

We have engaged with this process positively as we are legally obliged to, despite
disagreeing about the scale and location of developments, despite disagreeing with the
Government’s removal of protections to large swathes of the Green Belt, and despite our
frustration at being unable to deliver on the true Brownfield First approach we had already
prepared.

The allocation of sites in the Green Belt will undoubtedly dominate the commentary about
this draft Local Plan. | undoubtedly share many residents’ concerns about the impact this will
have on our borough. It is a shame that this will obscure the many years of work by
councillors and officers on the other positive policies this plan contains which are needed for
Stockport to have a strong and positive future.

In the Minister’s letter and my response you can see the government instructing us to take
this plan forward, despite my explanation of the circumstances above. They have the
authority to make such a direction.

As an administration we regret the government’s decision to create a second tier of Green
Belt that they call “grey belt”. Many of the sites included in this draft Local Plan should not
need to be released for development. We vehemently disagree with this approach, but we
are powerless to stop it. We accept our duty to show leadership and comply with our legal
obligations.

All of the sites listed within this draft Local Plan have challenges. | encourage everyone to
participate and let the council know what you think about the developments proposed in your
area and the broader policies within. If you can identify services and infrastructure that would



be needed to make a site sustainable, please give the details. We will pursue developers
and the government to fund the additional roads, schools, medical facilities, parks and other
amenities that our communities will need to cope with the huge increase in population we will
face.

This is only the first phase of consultation on this draft Local Plan, but contributions made
now have the most chance of shaping changes which might be possible in future versions.
The fight for what is right for our communities continues.

I will continue to make the argument to government that fheir housing targets are too high for

. | know our
MPs will be sharing their views equally strongly with ministers.

I will also continue to fight for the funding we need to be able to deliver the additional social
housing we need, along with support for the infrastructure mass development will require. |
look forward to reading your consultation responses.

Cllr Mark Roberts

Leader, Stockport Council

Figure 1 - Where we are in the process of preparing the Stockport Local Plan.
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Section 4.4 Our homes (page 101)

This sets out the 2 key policies and site allocations

HOML1 Delivering new Homes
And

HOM 2 a New residential Communities

There are two site allocations within the HLVNF Designated Area. This is how the SLP
defines them:

HOM 1: Delivering new homes

1. New homes will be delivered to achieve the housing target of 25,371 as set out in section
10 of Strategic Policy 1: Spatial strategy. Housing will be delivered on housing allocations set
out in HOM 2a, in Predominantly Residential Areas and the town, district and local centres
as defined on the Policies Map.

2. New residential development will need to meet the requirements of creating sustainable
communities. These are characterised by:

a wide choice of housing sizes, types and tenures, informed by the most recent assessment
of housing needs, to cater for everyone in Stockport;

b. having good access to facilities such as education, shops, leisure, health services and
employment opportunities;

c. convenient and suitable options to travel by foot, bicycle and public transport (with
particular reference to policies INF 9 and INF 10);

d. the ability for remote working provided by fast digital connections;
e. high design quality, creating a sense of place;

f. measures to minimise the use of energy, water and non-renewable resources, including
the use of green and blue infrastructure;

g. access to public open spaces which provide the opportunity for recreation and social
activity; and

h. the requirements of policy BUS 6 on relevant residential development.
Explanation

254) NPPF paragraph 61 requires the council to aim to meet the area’s identified housing
need, including with an appropriate mix of housing types for the local community. In addition,
paragraph 69 states that “Strategic policy-making authorities should establish a housing
requirement figure for their whole area, which shows the extent to which their identified
housing need (and any needs that cannot be met within neighbouring areas) can be met
over the plan period.”

255) If the Local Plan fails to do this it would be found 'unsound’ when it is examined by an
independent planning inspector. The council would not be able to adopt it as part of the
development plan for our area.

256) Stockport remains one of the most desirable places to live in Greater Manchester but
has long-term issues of affordability and supply. There is therefore a clear need to deliver



new homes to help address the consequences of these issues. However, it is crucial that
these new homes meet the needs of Stockport residents.

257) The Housing Needs Assessment (2025) provides the latest available evidence relating
to current and future housing needs across the borough. The assessment identifies that
there is significant housing need for all types of housing in Stockport. Therefore, it is
important that planning policies enable the quality and mix of housing that needs to be
delivered. Furthermore, the assessment recognises the need for housing that supports the
growing older population in the borough as well as those with particular needs.

258) The council is required by NPPF paragraph 62 to identify the overall housing need for
the borough using a standard method, which uses a calculation based on existing homes
and information relating to affordability of housing in Stockport. This is set out in detail in the
‘Addressing Our Development Needs’ topic paper. For the plan period 2025-2042 this results
in a total need of 31,790 dwellings.

259) The available land for housing in Stockport is constrained by land designated as Green
Belt outside the main urban area. As a result of this, the council has adopted a "Brownfield
First" approach. This approach seeks to enable and optimise delivery on land that has been
developed previously, aiming to limit the extent to which it is necessary to release land from
the Green Belt to meet development needs.

260) While new homes need to be delivered, it is important that they are of suitable quality.
The homes we live in impact every aspect of our lives: our physical and mental health, how
and where we travel, and how we do day-to-day tasks. It is vital, therefore, that new homes
contribute to creating sustainable communities. This means they must genuinely reflect the
needs of local people, protect and enhance the natural environment and support the local
economy. In line with the council’s "Brownfield First" approach, the majority of new housing
will be delivered on previously developed land. The existing baseline supply is identified in
the council’s Strategic Housing Land Availability Assessment (SHLAA)82, around 90% of
which is on brownfield land.

261) Our SHLAA shows what it is considered possible to build over the plan period on sites
that may be suitable for development in the future and on sites that already have planning
permission. This has been informed by other work which analyses the potential of areas and
sets out how land might be used effectively to meet our need for new homes whilst
respecting the character of the locality. This can be seen in the Stockport Character and
Urban Density studies and, in Stockport Town Centre, in our Town Centre Residential Design
Guide and Strategic Regeneration Frameworks for Town Centre West (the area originally
covered by the Stockport Town Centre Mayoral Development Corporation) and Town Centre
East (the area which it is proposed to extend the Mayoral Dev Corporation to cover).

262) The overall figure which this process identifies, including existing permissions and
allowances for delivery of 8,000 homes (gross) in the town centre, in district centres and for
‘small sites’ totals 16,406. This leaves a shortfall against housing need of 15,484.

263) The NPPF (paragraphs 145 and 146) sets out that changes to Green Belt boundaries
would require there to be exceptional circumstances, which includes an inability to meet
housing need. Consequently, the council has been required to consider development of land
in the Green Belt.

264) The council has undertaken a full assessment of the Green Belt, including the
identification of previously developed and grey belt land. A further site selection process has
then been followed, which is set out in more detail in the Addressing Our Development



Needs topic paper. This process has identified suitable sites on which 8,965 additional
homes might be delivered.

265) Details of the sites which are allocated for housing development are set out in policies
HOM 2a and 2b.

266) To take forward Stockport’'s ambitions and to reflect our ever-changing housing market,
work has been undertaken in partnership with key stakeholders to develop a refreshed
Housing Plan 83. The Housing Plan is the local housing strategy for Stockport and sets out
our vision for housing in the area. It sets objectives, targets and policies on how the council
intends to manage and deliver its strategic housing role. It provides an overarching
framework against which we will consider and formulate other policies on more specific
housing issues. The Local Plan will provide delivery mechanisms for some of the Housing
Plan's priorities and actions.

HOM 2a: New residential communities

1. The following sites are allocated for residential development. The boundaries of
these sites are shown on the Policies Map. They each have the potential to deliver a
minimum of 100 dwellings in the existing built-up area or 50 dwellings outside the
existing built-up area. Proposals for non-residential development on these sites will
be refused. Exceptions may be made where a mixed use scheme or ancillary uses
are proposed, however the proposal must still provide at least the minimum expected
dwellings identified.

List 2: sites outside the existing built-up area

a. Previously developed land
HOM 2.12 Compstall Mills84 130
HOM 2.13 Former Offerton High School 185
HOM 2.14 Woodford Garden Village Extension 545
b. Grey belt

HOM 2.15 Hall Moss Lane 400
HOM 2.16 High Lane 1,000
HOM 2.17 Hyde Bank Meadows 250
HOM 2.18 Sandown Road 300
HOM 2.19 Jacksons Lane West 170
HOM 2.20 Jacksons Lane East 270
HOM 2.21 Offerton Sand and Gravel 150
HOM 2.22 Cow Lane (to rear of Sainsburys, Hazel Grove) 500
HOM 2.23 Brindale Road 100
HOM 2.24 Gravel Bank Road and Unity Mill 400

Explanation 267)



The council has identified through its SHLAA a housing land supply of approximately 16,400
homes. Sites proposed for allocation in List 1 of this policy are the largest in this supply that
do not already have planning permission. Including them within this policy is intended to help
provide certainty around how they should be developed, in order to ensure delivery to help
meet the housing target.

268) Sites in List 1 of HOM 2a are within the existing built area (or on other land outside of
the Green Belt).

269) As iterated in HOM 1, the NPPF (paragraphs 145 and 146) sets out that changes to
Green Belt boundaries would require there to be exceptional circumstances, which includes
an inability to meet housing need. Consequently, the council has been required to consider
development of land in the Green Belt.

270) The sequential approach set out in NPPF paragraph 148 expects that, in considering
Green Belt, we firstly look at sites which have been previously developed, then those grey
belt sites which are not previously developed and then other Green Belt sites. Doing this has
informed the council’s site selection process as referenced in the explanation to policy HOM
1. The sites are listed in each of those three groupings in

List 2 of the table above. Allocation of these sites in List 2 of this policy brings about their
removal from the Green Belt so as to enable their development.

HOM 2b: Site specific requirements

1. Unless otherwise specified, the requirements of this policy apply to all sites allocated by
policy HOM 2a.

2. Except site HOM 2.12 (Compstall Mills), List 2 sites allocated by HOM 2a will require the
development of land that has been removed from the Green Belt. In some cases additional
land has been removed from the Green Belt because it no longer functions as Green Belt
once the allocated land has been removed. This land does not generally afford opportunities
for development at a scale that would warrant allocation and is not included in the council’s
calculations of likely future housing land supply. In some cases other policies, such as those
relating to Local Green Space, might prohibit or restrict development in these areas. In other
cases these areas have been added to the Predominantly Residential Area and might be
subject to future development proposals. Wherever the provisions of this policy refer to List 2
sites it should be taken that they also apply to major development on any of these other
areas of land that have been removed from the Green Belt.

3. Design, phasing and community engagement Planning applications for the development
of the sites to which this policy applies must include:

a. a site-specific design code detailing how the development will respond to the
character of the local area;

b. a clear phasing strategy detailing a time-frame for the delivery of homes alongside
the timely delivery of infrastructure required to support the scale of the whole
development, having particular regard to cumulative impacts arising from other sites
allocated by policy HOM 2a and other planned development in the area, including
cross-boundary impacts arising from development outside of Stockport. Phasing
strategies should also include details of how progress information about each
phase’s delivery will be made available to the council and the public; and



c. details of how the local community have been involved in shaping the proposals
and will continue to be involved as the scheme is delivered.

4. Affordable housing Planning applications for the development of List 1 sites allocated by
policy HOM 2a must meet the requirements of policy HOM 5. Planning applications for the
development of List 2 sites allocated by policy HOM 2a must deliver a minimum of 50%
affordable housing. Where a site is to be delivered in phases, the first half of those phases
must (as a minimum) meet the percentage requirement in full. Greater Stockport Local Plan:
Emerging draft for Regulation 18 consultation 107 flexibility may be permitted in later phases
so long as the overall percentage requirement is met (or exceeded) for the site as a whole.

5. Housing mix Planning applications for the development of List 1 and List 2 sites allocated
by policy HOM 2a must deliver a mix of homes in accordance with policy HOM 4.

6. Necessary infrastructure improvements Planning applications for the development of List
1 and List 2 sites allocated by policy HOM 2a must provide infrastructure as required by all
other relevant policies. Measures to provide necessary infrastructure must be implemented
in a timely manner, ensuring that the issues they seek to mitigate are addressed before they
arise.

7. Green space Development of List 1 and List 2 sites allocated by policy HOM 2a must
deliver accessible green space to meet the needs of new residents in accordance with other
relevant policies, in particular policy HOM 8.

8. Wherever policy requirements to meet the green and open space needs of new residents
are proposed to be met on-site within a List 2 site allocated by policy HOM 2a, applications
for development must include a site-wide open space and play strategy detailing how the
relevant policy requirements will be met and continue to be met in perpetuity.

9. Other requirements Additionally, the following site-specific requirements must be met:
HOM 2.16 (High Lane)

At least 30% of the new homes must be designed specifically to meet the needs of
older people, including across a range of tenures consistent with the most recently
published Housing Needs Assessment.

Explanation

271) The policy requirements set out for each site are intended to ensure that development
is acceptable in planning terms. In particular, the requirements for those sites in List 2 are
intended to meet the expectations of NPPF paragraph 156 (and related paragraphs), known
as the ‘Golden Rules.’

272) The requirement for design codes ensures that schemes of a significant size will deliver
good design and be delivered in a holistic way. Linked to this, phasing strategies are
important in setting out how large developments will be delivered and when any other
requirements of a scheme will be delivered to ensure that the relevant infrastructure is
delivered at the correct time. It is important that local communities are involved at an early
stage and in line with other requirements under part 3 of this policy, NPPF paragraph 40 sets
out the benefits of early engagement and consultation.

273) The requirements for a mix of housing, including affordable housing, are set out in
policies HOM 4 and HOM 5 and are necessary to ensure that a variety of housing types and
tenure are delivered to meet various needs in the borough. With regards to the List 2 sites,



the provision of 50% as a minimum requirement is also in line with the requirements of policy
HOM 5 for sites in the Green Belt.

274) Likewise, the requirements to deliver necessary infrastructure improvements and the
provision of green space relate to the relevant policies and are required to ensure that the
developments are delivering the necessary elements required to make the scheme suitable
in planning terms at each stage of development.

275) Other individual requirements for sites are set out where they are currently known,
specific to those sites. This is not intended, at this stage, to be an exhaustive list of site-
specific policies. Further and more detailed site specific policies will be developed over the
course of the plan as more detailed work on the sites is undertaken to understand exactly
what is required to deliver these sites.



Appendix 2 - draft updated Policies Map
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