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Alderley Edge NDP – Regulation 14 Public Consultation - 27th January - 9th March 2020 
 

Consideration of Responses and Proposed Amendments to the Regulation 14 Draft NDP 
 

Table 1 - Comments from Cheshire East Council (Extracted from SurveyMonkey) 
 
Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

Q1 Draft Policy 
AE1: Alderley 
Edge 
Development 
Strategy 

RESPONSE 
 Skipped this question 
 

 No change. 

    
Q2 Draft Policy 
AE2: Design, 
Scale & Type of 
new Housing 

RESPONSES 
 None 

  

 In local service centres (of which 
Alderley Edge is one) schemes of 11 
or more dwellings or a combined floor 
space of 1000sqm are required to 
provide 30% Affordable Housing.  
 
Part D of the policy must comply with 
Cheshire East Councils Common 
Allocations Policy and the approach to 
allocation of affordable housing 
cannot be determined by a 
neighbourhood plan policy. As this 

Noted. 
 
Part D - This part of the policy was prepared in 
response to local peoples' concerns about the 
lack of affordable housing provision in 
Alderley Edge - the argument was that there is 
a particular issue in this area that needs a 
local response / policy.  The Steering Group 
and Parish Council would prefer to retain Part 
D and refer to this to the Examiner for 
consideration.  The Policy should be amended 
to refer to 11 or more dwellings to tie in with 

Amend NDP. 
 
Amend AE2 Part D to refer to 11 dwellings to 
tie in with the Local Plan. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

matter is covered by the allocations 
policy, it is recommended part D is 
removed from policy and referred to 
in the supporting text.  
 

the Local Plan. 
 
 

 It is not clear why part E of the policy 
is necessary. In market lead schemes 
the affordable housing element is 
often subsidised by market sales and 
delivery is achieved at agreed ‘trigger’ 
points of development such as the 
sale of 50% of the homes. Such a 
requirement may render schemes 
undeliverable and there is little 
explanation here to understand 
whether this may arise dues to the 
policy approach.  

Accepted. 
 
Delete E. 

Amend NDP. 
 
Delete Part E.  

 Whilst it is important that viable 
schemes fully meet planning policy 
requirements, the supporting text at 
6.23 does not reflect the approach to 
viability in planning as set out by 
national planning practice guidance 
see paragraphs 007, 008 and 009 in 
particular).  
 

Partially accepted. 
 
Insert additional text at the start of the 
paragraph referring to PPG. 

Amend NDP. 
 
Add to beginning of 6.23: 
 
Planning Practice Guidance (PPG) sets out the 
Government's approach to viability and 
decision taking.  Paragraph 007 advises that 
'where up-to-date policies have set out the 
contributions expected from development, 
planning applications that fully comply with 
them should be assumed to be viable. It is up 
to the applicant to demonstrate whether 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

particular circumstances justify the need for a 
viability assessment at the application stage.' 
Paragraph 008 goes on to say ' Where a 
viability assessment is submitted to 
accompany a planning application this should 
be based upon and refer back to the viability 
assessment that informed the plan; and the 
applicant should provide evidence of what 
has changed since then.' 
 
Add to end of 6.23: 
 
PPG Paragraph 009 advises that 'plans should 
set out circumstances where review 
mechanisms may be appropriate' and Policy 
AE2  has been amended following advice 
from CEC during the Regulation 14 public 
consultation to include a paragraph on 
viability and review. 
 
 

  
To strengthen this element of the 
policy and ensure the full policy 
requirements of development can be 
achieved, the parish council should 
consider introducing a policy to 
address viability. Where applicants 
demonstrate poor viability and secure 

Accepted. 
 
Add a further part to the Policy under a sub 
heading 'Viability' as recommended. 

Amend NDP Policy AE2. 
 
Add further paragraph: 
 
'Viability and Review 
 
Where applicants demonstrate poor viability 
and secure reduced obligations for affordable 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

reduced obligations on this basis, a 
neighbourhood plan policy could 
introduce a condition to require a 
review of schemes at specific points in 
the future and apply an ‘overage’ 
payment (identified in any S106 
agreement), should viability improve.  
 

housing on this basis, reviews of the scheme 
will be required at key points taking into 
consideration responses to initial marketing 
and promotional campaigns, take up and final 
house prices.   Such reviews will be required 
at the following times: 
- 6 months from the completion of the first 
phase of the scheme; and  
- 12 months from the completion of the first 
phase of the scheme; and 
- On completion of the scheme. 
 
Where viability improves, an ‘overage’ 
payment will be applied (as identified in any 
S106 agreement). 
 

Q3 Draft Policy 
AE3: Sustainable 
Housing Design 

RESPONSES 
 None 
 

  

 Further advice on addressing climate 
change through  neighbourhood 
planning policy is available from the 
Centre for Sustainable Energy, advice 
can be accessed here.  
 

Noted. 
 
The document Neighbourhood Planning In A 
Climate Emergency, Centre for Sustainable 
Energy, February 2020 
(https://www.cse.org.uk/projects/view/1343) 
has been reviewed.  Useful background 
information from the report could be added 
to strengthen the supporting text. 
 

Amend NDP. 
 
Amend para 6.25: 
 
Insert after first sentence: 
 
Paragraph 148 goes on to advise that 'The 
planning system should support the transition 
to a low carbon future in a changing climate, 
taking full account of flood risk and coastal 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

 change. It should help to: shape places in 
ways that contribute to radical reductions in 
greenhouse gas emissions, minimise 
vulnerability and improve resilience; 
encourage the reuse of existing resources, 
including the conversion of existing buildings; 
and support renewable and low carbon 
energy and associated infrastructure.'  The 
Committee on Climate Change (CCC) advises 
in their 2019 report, ‘UK housing: Fit for the 
future' (insert footnote ref:  
www.theccc.org.uk/wp-
content/uploads/2019/02/UKhousing- 
Fit-for-the-future-CCC-2019.pdf) 
“We will not meet our targets for emissions 
reduction without near complete 
decarbonisation of the housing stock. Energy 
use in homes accounts for about 14% of UK 
greenhouse gas emissions. These 
emissions need to fall by at least 24% by 2030 
from 1990 levels, but are currently off track ... 
The technology exists to deliver homes that 
are low-carbon, energy efficient and climate-
resilient, with safe air 
quality and moisture levels. The costs are not 
prohibitive, and getting design right from the 
outset is vastly cheaper and more feasible 
than having to retrofit later.”  This is noted in 
the Centre for Sustainable Energy's report 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

Neighbourhood Planning In A Climate 
Emergency, published in February 2020 
(insert footnote reference 
https://www.cse.org.uk/projects/view/1343) 
which advises that 'The reality is that the 
homes we build today will be still be in use in 
2050. Therefore to achieve our carbon 
reduction targets cost effectively, new 
housing built today must be built to zero 
carbon standards as soon as possible.' 
 

Q4 Draft Policy 
AE4: Rear Garden 
& Backland 
Development 

RESPONSES 
 None 
 

  

 Policy HOU8 of the publication draft 
SADPD sets out a policy on Backland 
development that may be worth 
reviewing and incorporating if 
considered appropriate. 
 
Proposals for tandem or backland 
development will only be permitted 
where they: 1. demonstrate a 
satisfactory means of access to an 
existing public highway that has an 
appropriate relationship with existing 
residential properties; 2. do not have 
unacceptable consequences for the 

Noted. 
 
NDPs should not duplicate local plan policies 
and Policy AE4 is locally specific to Alderley 
Edge.  The Policy already addresses protection 
of local character and residential amenity in 
relation to Alderley Edge. SADPD HOU8 
addresses access and scale and, once adopted, 
this policy would also apply.  
 
 

No change. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

amenity of the residents of existing or 
proposed properties; 3. are equal or 
subordinate in scale to surrounding 
buildings, particularly those fronting 
the highway; and 4. are sympathetic 
to the character and appearance of 
the surrounding area through its 
form, layout, boundary treatments 
and other characteristics.  
 
 
 

Q5 Draft Policy 
AE5: Encouraging 
Entrepreneurship 

RESPONSES 
 None 
 

  

 None  
 

(Note - Respondent completed Q5 but the 
answer appears to refer to Policy AEP7 - see 
below.) 

No change 

Q6 Draft Policy 
AE6: Supporting 
existing 
businesses 

RESPONSES 
 None 

  

 None  No change. 
Q7 Draft Policy 
AE7: Encouraging 
Visitor support 
for local 
businesses 

RESPONSES 
 None 
 

  

 As a policy requirement, Accepted, but taking into account the need to Amend NDP Policy AE7. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

demonstrating how the wider local 
economy will be ‘maintained and 
enhanced’ will be difficult to 
demonstrate. A simpler test may that 
proposals ‘make a positive 
contribution’ to the economy, for 
example by creating additional jobs or 
diversifying the range of services on 
offer in the neighbourhood area. 

maintain a balance between an offer that 
appeals to visitors which supports local 
businesses and the needs/concerns of local 
residents.  
 
Amend Part 1 as suggested. 

 
Delete 1 and replace with: 
 
1.  Proposals for tourism related 
development should demonstrate how they 
make a positive contribution to the local 
economy.  This could be evidenced by 
creating additional jobs, or by diversifying the 
range of services on offer in the 
neighbourhood area whilst maintaining a mix 
of shops, services and facilities for local 
residents. 
 

 Planning policy should be drafted to 
be clear and unambiguous and give 
the decision taker clear instructions 
on how to treat proposals. As written, 
part two of the policy leaves a degree 
of ambiguity in relation to terms that 
refer to ‘appropriate locations’ and 
‘close’ which leave considerable room 
for interpretation. 
 
If the policy is to be taken forward it 
should be re-drafted to be clear, 
unambiguous and specific.  

Accepted. 
 
Amend Part 2 as suggested. 
 
Policies AE14 and AE15 provide more detail 
about accessibility and Policy AE7 could cross 
reference these policies. 

Amend NDP Policy AE7. 
 
Delete 2 and replace with: 
 
2.  New visitor accommodation development 
which is of a suitable scale and design will be 
encouraged within the settlement boundary 
where it has good pedestrian and cycle 
access to local facilities and visitor attractions 
(see NDP Policies AE14 and AE15). 
 
 

 Part 4 of the policy is unnecessary (all 
policy in the plan applies to 
applications, where that policy is 

Accepted. 
 
See also above - cross reference to AE14 and 

Amend NDP Policy AE7. 
 
Delete Part 4. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

material to its determination).  
 

AE15. 

Q8 Draft Policy 
AE8: Supporting a 
vibrant village 
centre 

RESPONSES 
 None 
 

  

 
 

The policy could be enhanced by 
identifying the ‘shopping area’ 
referred to on a map (if it is the same 
as the primary shopping area’ 
identified in the publication draft 
SADPD it would be helpful to be clear 
on this.  

Accepted. 
 
Refer to 'primary shopping area' as identified 
in the SADPD.  

Amend NDP Policy AE8 
 
Insert "identified primary" before "shopping 
area" in first sentence. 
 
Amend beginning of paragraph 7.21: 
Insert the following additional text in the first 
sentence after '… concentrated on': 
'the primary shopping area of London Road 
and adjacent streets from Davey Lane to 
Macclesfield Road (as identified on the 
Cheshire East publication draft SADPD 
Policies Map).' 
 
 

 Part 2b of the policy would benefit 
from consideration of the specific use 
classes being supported here. This 
could be referred to in the supporting 
text to add clarity to the policy.  

Accepted. 
 
Some temporary  D1 uses may be appropriate, 
eg crèches, art galleries (other than for sale or 
hire), museums, non-residential education 
and training centres but also utilisation of 
'meanwhile use' to temporarily turn vacant 
units into space for community use. 

Amend NDP Policy AE8 Part 2 B to: 
 
Temporary use of vacant units for 
appropriate cultural or community use 
(under Use Classes D1 and Meanwhile Use) 
will be supported. 
 
Add further text to supporting text after 7.28 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

 
 

(new 7.29) and renumber others: 
 
'Vacant units impact adversely on the vitality 
and attractiveness of the centre.  Although 
this is not a significant problem at the current 
time, the PC will consider temporary 
'meanwhile use' for these units by non-
commercial occupiers that can contribute to 
the vitality of the centre.  The PC considers 
the following to be acceptable:  community 
group projects, art/cultural exhibitions and 
activities, school project displays, voluntary 
groups showcasing their work. 
 
Some of these changes of use form part of 
the general permitted development rights 
and are subject to prior approval, others have 
temporary permitted changes, and some 
require planning permission.' 
 

Q9 Draft Policy 
AE9: Landscape 
Character & 
Access 

RESPONSES 
 None 
 

  

 The policy refers to a green gap. The 
Green Belt provides significant 
constraint, and to prevent 
neighbouring towns from merging 
into one another (para 134 NPPF).  

Not accepted. 
 
The protection of this part of the Green Belt 
and open area between the 2 settlements has 
been a concern of residents throughout the 

Amend NDP Policy AE9. 
 
Add text to end of first paragraph: 
"as shown on Map 6." 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

 
Reference to a green gap is difficult to 
apply in policy unless it is defined on a 
map, however given the purpose of 
the green belt is to prevent 
settlements merging into one 
another, the application of a formal 
green gap here would not seem 
necessary.  

NDP consultation processes.  The Draft Policy 
was supported by a large majority of local 
residents who responded at Regulation 14 and 
the Parish Council would prefer to retain this 
part of the Policy and to be considered as part 
of the examination process. 
 
The Policy could be strengthened by 
identifying the area protected by Green Belt 
on a new map. 
 

Add new Map 6 and renumber other maps. 

Q10 Draft Policy 
AE10: Local 
Green Spaces 

RESPONSES 
 None 
 

  

 Many of the LGS listed are highway 
verges and the description of how 
they are demonstrably special is little 
more than a description of their 
location. Whilst verges can and do 
perform a character and biodiversity 
assets, they are addressed by other 
policies in the development plan and 
careful thought should be given as to 
whether they extent to which they 
are ‘special’, if so how that special 
quality can be described.  

Not accepted. 
 
Only two of the five LGS (4 and 5) could be 
described as “verges” (defined as a road edge 
or border). These two LGS are both located at 
the same place - at a key gateway to the 
village, where they also screen the village’s 
sole Grade 1 listed site (Chorley Hall). They 
also border the Ryleys Lane site identified for 
housing in the SADPD, so their screening value 
will increase. 
 
The other three LGS (1,2 and 3) are grassed 
reservations in the centre of key junctions. Of 
these, two out of three (1 and 3)  are located 

Add further text to Figure 3 to strengthen 
justification. 
 
1: Add the following text to the column 
headed ‘Demonstrably Special’: ‘Located at 
key gateway on the main (previously A34) 
northern approach to the village and 
contributes significantly to the green setting 
of Alderley Edge. Adjacent to…etc’ 
 
2: Delete ‘(Alderley in Bloom)’ and add ‘who 
are developing proposals to further improve 
the landscaping of the square’ 
 
3: No change 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

at key gateways into the village (at the 
junction of Ryleys Lane and London Road; and 
on Heyes Lane) where the triangular greens 
and trees on them perform an important role 
in enhancing the approach to the village 
centre. The third (LGS2) is a square in the 
centre of the Bollin Fields development, which 
forms the focal point for that area. It has also 
been adopted by local residents, with the 
support of the Parish Council, for 
enhancement through landscaping and new 
planting. 
 
In summary: the identified Local Green Spaces 
all contribute to the special character of 
Alderley Edge and add to its general 
greenness and character.  Figure 3 sets out 
the justification for each, including how they 
are "demonstrably" special".  The Parish 
Council does not accept that they are little 
more than highway verges; 1, 3, 4 and 5 
contribute to the setting of heritage assets, 
while 3 has been adopted by a volunteer 
group. 
 
The Parish Council would prefer to retain 
these in the NDP for consideration through 
the examination process, however following 
consideration of the developer comments in 

4: Move text currently under ‘Close Proximity 
to Community’ to the column headed  
‘Demonstrably Special’. 
Under ‘Close Proximity to Community’ add: 
‘Adjacent to Alderley Edge’s only Grade 1 
listed property and to long-established 
residential houses. Also adjacent to 
residential development proposed by the 
SADPD’ 
 
(5: Delete altogether) 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

relation to the proposed housing site off 
Ryley's Lane and access requirements it is 
proposed to delete 3 from the Submission 
Plan. 
 
The justifications in Figure 3 have been 
strengthened to reflect the above. 
 

Q11 Draft Policy 
AE11: Protecting 
and enhancing 
the Conservation 
Area and 
adjacent areas 

RESPONSES 
 None 
 

  

 Skipped  No change. 
Q12 Draft Policy 
AE12: Local & 
Historic 
Character 

RESPONSES 
 None 
 

  

 The national planning policy 
framework makes no allowance to 
protect ‘views’. It is a term that 
describes a field of vision across an 
undefined distance, potentially 
incorporating many objects, buildings 
and features of the landscape and 
given the unbounded nature of the 
term, it is deliberately ambiguous 
requiring qualification to be made 

Noted. 
 
This seems to duplicate the response to Q12 - 
see below. 
 
Policy AE12 does refer to important views in 
2D but the proposed wording by CEC has 
already been included in Policy AE9 2. 

No change. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

meaningful (a view of...the tree / a 
view of...the woods). It is therefore 
difficult to articulate the value of an 
entire view with out such qualification 
that would make the policy specific, 
and following from this difficulty, 
identifying where harm may arise to 
that view.  
 
However, the proposed policy is 
based in a recognition that the local 
landscape is of special significance 
and valued locally and therefore the 
policy may benefit from seeking to 
protect the valued features and 
characteristics of the local landscape 
which are more specifically 
identifiable, rather than a more 
ambiguous and wide ranging concept 
of a ‘view’. The following words could 
be used to inform a review of the 
policy: ‘Development proposals must 
not significantly harm, individually or 
cumulatively, characteristic features 
within the local landscape. The 
characteristic features within the 
landscape are (evidence should be 
provided to justify their status).’  
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

Q13 Draft Policy 
AE13: Key views 
and townscape 

RESPONSES 
 None 
 

  

 The national planning policy 
framework makes no allowance to 
protect ‘views’. It is a term that 
describes a field of vision across an 
undefined distance, potentially 
incorporating many objects, buildings 
and features of the landscape and 
given the unbounded nature of the 
term, it is deliberately ambiguous 
requiring qualification to be made 
meaningful (a view of...the tree / a 
view of...the woods). It is therefore 
difficult to articulate the value of an 
entire view without such qualification 
that would make the policy specific, 
and following from this difficulty, 
identifying where harm may arise to 
that view. However, the proposed 
policy is based in a recognition that 
the local landscape is of special 
significance and valued locally and 
therefore the policy may benefit from 
seeking to protect the valued features 
and characteristics of the local 
landscape which are more specifically 
identifiable, rather than a more 

Noted. 
 
The identified important views were 
considered as part of the AECOM report 
providing Design Codes.  The policy has been 
supported by residents who responded to 
consultations including at Regulation 14 and 
the Parish Council would prefer to see 
references to important views retained and 
considered as part of the examination 
process. 
 
The proposed wording by CEC has already 
been included in Policy AE9 2. 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

ambiguous and wide ranging concept 
of a ‘view’.  
 
The following words could be used to 
inform a review of the policy: 
‘Development proposals must not 
significantly harm, individually or 
cumulatively, characteristic features 
within the local landscape. The 
characteristic features within the 
landscape are (evidence should be 
provided to justify their status).’  
 

Q14 Draft Policy 
AE14: Sustainable 
transport routes 

RESPONSES 
 None 
 

  

 Skipped  No change. 
Q15 Draft Policy 
AE15: Promoting 
accessibility to 
public transport 

RESPONSES 
 None 
 

  

 Skipped  No change. 
Q16 Draft Policy 
AE16: Supporting 
the provision of 
additional 
parking 
spaces at Ryleys 
Lane car park 

RESPONSES 
 None 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

which is adjacent 
to the Park to 
improve car 
parking facilities 
in Alderley Edge 
 The site in question is owned by 

Cheshire East Council. The Council 
notes the ambition of the parish 
council and has not made any 
decision in regards disposal or 
development of this site. The Council 
will employ a transparent and fair 
process should the disposal or 
development of the site be pursued in 
the future.  
 

Noted. No change. 

Q17 Draft Policy 
AE17: Car Parking 

RESPONSES 
None 
 

  

 Skipped  No change. 
Q18 Draft Policy 
AE18: The Station 
Gateway 

RESPONSES 
 None 
 

  

 Skipped  No change. 
Q19 Draft Policy 
AE19: Protecting 
and enhancing 
local community 
facilities 

RESPONSES 
 None 
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Question/ 
Vision/  
Objective/ Draft 
Policy 

Responses and comments Steering Group and Sub-group consideration Agreed changes to the NDP 

 Skipped  No change. 
Q20 Draft Policy 
AE20: Chorley 
Hall Lane Playing 
Fields 

RESPONSES 
 None 
 

  

 The policy refers to ‘renovation’ 
which implies retention of  
the existing building. If there is an 
expectation that the building will be 
demolished and re-built the policy 
should reflect this.  
 

Accepted. 
 
Amend policy wording as suggested. 

Amend NDP Policy AE20. 
 
Delete C and replace with: 
 
C Renovation and improvement of the 
existing changing block, or demolition and 
development of a replacement building, to 
allow for more varied use of facilities; and 
 

 


