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I hope you enjoy reading this Plan and support our bid for its 
adoption.

     

     

    Mike Dudley-Jones
    Chair, Alderley Edge Parish Council

Alderley Edge Parish Council agreed to support the
development of a Neighbourhood Development Plan (NDP) in 
June 2016. It recognised that Alderley Edge is an attractive target 

and businesses would forfeit their right to shape the future
development of the village. 

This NDP has no powers to block new housing development. 
Decisions on planning applications are made by Cheshire East 
Council. Their Local Plan specifies where new homes should be 
built and, if necessary, releases Green Belt to build them on. What 
this NDP does, is set out what kind of houses should be built, it 
calls for higher eco design standards to protect our environment, it 
supports the businesses of Alderley Edge, protects the character of 
the village, our green spaces, sports and leisure facilities and tries 
to ease some of the car parking issues many residents have identified.

The NDP cannot deliver more schools, policing or medical facilities, 
but if new housing developments are being built then developers 
may be required to contribute to invest in local facilities. If we have 
our NDP in place, then we will get more money to use in Alderley 
Edge than if we don’t. So, getting the Plan agreed is very impor-
tant for all of us.

The NDP team have given many hours of their time, undertaking 
research, commissioning reports, consulting with residents and 
businesses and above all, trying to reflect the views of this village in 
the policies you see in this Plan. 

Introduction
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The AENDP has been prepared taking into account the 
detailed research and public consultations undertaken by the 
various NDP Sub Groups and draws from a technical evidence 
base including commissioned work on local housing needs, 
design codes, and site assessments.

Our NDP reflects the various priorities and concerns of local 
residents and those who work in the area so that we have more 
say in the planning process.

Overall, how we want to guide new development in a  
positive way to ensure that changes are sensitive to Alderley 
Edge village's historic and distinctive character set   
within an attractive rural landscape protected by
Green Belt.

You can find out more and comment on the document in  
the following ways by:

• Downloading the document and supporting evidence
base from the NDP website www.alderleynp.com

• Accessing a hard copy of the document at Alderley Edge
Library, at the Festival Hall, or by contacting the
Neighbourhood Plan group at alderleynp@gmail.com

• Writing to the Clerk to Alderley Edge Parish Council at
Festival Hall, Talbot Road, Alderley Edge SK9 7HR

Please complete our online questionnaire which you can  
find on the website www.alderleynp.com. Alternatively  
you can fill in a paper copy questionnaire, which you can  
find at the Library. You may also submit comments in  
writing to The Parish Clerk, Festival Hall, Talbot Road,  
Alderley Edge SK9 7HR, or by email to alderleynp@gmail.com

Thank you for your time and interest.  

All responses will be considered very carefully and used to  
inform the Submission Draft Plan which will be submitted  
to CEC in Spring 2020.

Referendum AENDP
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1 https://www.alderleynp.com/inventory

Welcome to the Alderley Edge Neighbourhood Development 
Plan  (AENDP). This is the Referendum version of the NDP.  

The NDP was subjected to an independent examination in late 
2020 / early 2021.  The examiner's report concluded that, subject 
to the policy modifications set out in the examiner's report 1,
the Plan meets the Basic Conditions.  This Referendum version 
of the NDP has been amended in line with the examiner's 
recommendations.  If there is a Yes vote in the local referendum, 
then the NDP will be made (adopted) by CEC and will become 
part of the statutory development plan.

http://www.alderleynp.com
https://www.cheshireeast.gov.uk/planning/neighbourhood-plans/neighbourhood-plans-a-f/alderley-edge-neighbourhood-plan.aspx


 
 

The NDP is not restricted to housing policies. It includes a 
vision and 7 objectives linked to its key planning themes. The 
20 policies have been prepared taking into consideration the 
responses from  numerous community consultations, various 
technical studies and local and national planning policies. 
Taken together, the NDP policies should help to deliver sustainable 
development in Alderley Edge up to 2030. An NDP cannot 
deliver more infrastructure such as schools, policing or medical 
facilities, but development may provide contributions to
support investment in local facilities.

A summary of the key policies and proposals in the NDP is set 
out below, with the relevant policies shown in brackets
alongside: 

Housing

The NDP should:
• Ensure developers build the mix of housing types that the

• Ensure developers build affordable homes within the village

• Ensure developers build high quality homes to high
standards of design and eco performance (AE3)

• Ensure that the green belt gap between Alderley Edge and
Wilmslow is protected (AE9)

• Ensure that views to and from the Edge (notably from
Castle Rock) are protected (AE13)

• Ensure new residential developments are appropriate in

in keeping with locality (AE1/4)
• Resist residential development in rear gardens and

Local Economy

The NDP should:
• Encourage entrepreneurship and support existing business

(AE5/6)

• Support creation of business accommodation and digital

Executive Summary
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This is the Referendum version of the AENDP.  The NDP was 
subjected to an independent examination from late 2020 to 
early 2021 and the examiner's report recommended that 'the 
Plan, once modified, proceeds to referendum on the basis
that it has met all the relevant legal requirements.’

The NDP enables the local community to influence future 
development. Through the NDP, residents can prescribe and 
influence the types of housing required to meet local needs, 
the overall design standards and  promote higher standards 
of housing eco design.  



• Encourage visitors to support local businesses now and in
the future (AE7)

• 
complement the character of the village (AE8)

Character and Landscape

The NDP should:
• Protect green spaces within the village (AE10)
• Protect the conservation area (AE11)
• Ensure development maintains and enhances local and

historic character (AE12)

Access & Infrastructure

The NDP should:
• Ensure new residential and commercial developments

reduction in car use by providing new cycle and walking

• Support the

• Improve existing car parking provision and ensure new
commercial development does not increase pressures on

• Support improvements to the station gateway such as

unit (eg coffee shop) as well as new signage to and from the
village and its key landmarks (AE18)

Community

The NDP should:
• Protect and enhance existing community, sports and

recreation facilities (AE19)

7
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1.1 Neighbourhood Development Plans (NDPs) are a new  
type of planning policy document, prepared by Parish  
Councils (or in non-parished areas by a Neighbourhood  
Forum) to guide new development within a defined local  
area.  They are used alongside local authority (here,
Cheshire East Council) and national planning policy
documents, to help determine planning applications.   
NDPs are powerful tools and present significant
opportunities for local people to have a real say in shaping  
development within their local area.

1.2 An NDP can cover a range of planning related issues, or  
just have one, single policy.  It is also worth noting that  
NDPs cannot address some strategic planning matters  
such as Minerals and Waste and Strategic Infrastructure  
Projects as these are dealt with by the local planning  
authority (Cheshire East Council) and Central Government.   

1.3 NDPs cannot be prepared in isolation and all NDP
planning policies and proposals have to be underpinned  
by a clear and robust evidence base of local opinion and  
technical resources.

planning policies are set out in the Cheshire East Local Plan  
Strategy which was adopted on 27th July 20171. The Local 
Plan Strategy sets out the overall vision and planning
strategy for development in the borough and contains
planning policies to ensure that new development    
addresses the economic, environmental and social needs  
of the area. It also identifies strategic sites and strategic  
locations that will accommodate most of the new  

 development needed. 

1.5 The current statutory development plan for Cheshire East  
also includes the saved policies of the  Macclesfield
Borough Local Plan which was adopted as an altered plan  
on 8th January 20042. 

1.6 The NDP should also take into account the reasoning and  
evidence informing the emerging Local Plan process (see  
Planning Practice Guidance)3

1. What is a Neighbourhood Development Plan (NDP)?

1 https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_local_plan/local-plan-strategy/local_plan_strategy.aspx

2 https://www.cheshireeast.gov.uk/planning/spatial_planning/saved_and_other_policies/macclesfield_local_plan/macclesfield_local_plan.aspx

3 Planning Practice Guidance Para 009 Reference ID: 41-009-20160211810

1.4 Overall the Plan has to meet a set of “basic conditions” set  
out in national guidance and these were tested through  
the examination process.  The basic conditions include the
requirement that NDPs have to be in general conformity with  
strategic planning policies set out in the local planning  
authority's Local Plan.  For Alderley Edge NDP the strategic

NDP was prepared taking into account the Cheshire East Local
Plan Publication Draft Site Allocations and Development
Policies Document (SADPD), July 2019.  The Referendum Plan
has been updated to reflect the most up to date version of
the SADPD, (The Revised Publication Draft Site Allocations
and Development Policies Document (Track Changes Version)
which was published for consultation in September 2020.
The former proposed site allocations for housing in Alderley
Edge have been deleted from the most up to date version
of the SADPD.   

. The Submission version of the

https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_local_plan/local-plan-strategy/local_plan_strategy.aspx
https://www.cheshireeast.gov.uk/planning/spatial_planning/saved_and_other_policies/macclesfield_local_plan/macclesfield_local_plan.aspx
https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_local_plan/site_allocations_and_policies.aspx
https://www.gov.uk/guidance/neighbourhood-planning--2


1.7 NDPs also are required to have regard to national
planning policy (National Planning Policy Framework  
NPPF, updated February 20191 , Planning Practice
Guidance2 and other Ministerial statements and guidance)  
and to comply with European (including Environmental)
Regulations.

1.8 Preparing an NDP is therefore a complex and lengthy  
process.  The main steps are set out in Figure 1.

1.9  We are at Referendum stage.  

Figure 1 NDP Process

1 https://www.gov.uk/government/publications/national-planning-policy-framework--2

2 This is an online resource available at https://www.gov.uk/government/collections/planning-practice-guidance
911
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2.1 Alderley Edge is a semi-rural village located in the local  
 authority area of Cheshire East Council.  It lies about 15  
 miles south of Manchester and 6 miles north west of   
 Macclesfield and the village is inset within the Green Belt.   
 The larger 'Key Service Centre' of Wilmslow is located just  
 to the north.  The parish and designated neighbourhood  
 area extends over 413 hectares and on Census Day 2011  
 there were 4,780 residents and 2,343 houses. The village of  
 Alderley Edge is characterised by leafy streets,
 independent retailers, as well as upmarket bars, cafes and  
 restaurants along London Road, its main street.  

2.2 The village of Alderley Edge is identified in the Cheshire  
 East Council Local Plan Strategy Policy PG 2 as a Local  
 Service Centre, where 'small scale development to meet  
 needs and priorities will be supported where they
 contribute to the creation and maintenance of
 sustainable communities.'  

2.3 The village of Alderley Edge lies in the shadow of the   
 nearby sandstone escarpment to its south east, which is  
 owned by the National Trust. This wooded hillside is
 popular with walkers and is, like the village, often referred  
 to as Alderley Edge, or simply as ‘the Edge’. To avoid
 confusion throughout this document the village is   
 referred to as Alderley Edge and the National Trust owned  
 sandstone escarpment is referred to as the Edge. 

2.4 A part of the Parish to the south east lies within Alderley  
 Edge SSSI (Site of Special Scientific interest) where
 nonferrous ores, chiefly of copper but including lead,   
 cobalt, vanadium, arsenic and other elements, occur in  
 sedimentary host rocks of Triassic age. The SSSI is of   
 unique geological importance as the only site in Britain  
 where such ore deposits and the full local succession of  
 sedimentary host rocks remain accessible for study in  
 extensive mine workings. 

2.5 There are 30 statutorily Listed Buildings in the Parish  
 including the privately owned Grade I Chorley Hall on the  
 south western edge of the village and Grade II* Church of  
 St Philip and St James. The village has three conservation  
 areas: Elm Grove (Alderley Edge) Conservation Area, Davey  
 Lane (Alderley Edge) Conservation Area and Alderley Edge  
 Conservation Area. These are shown on Map 8 (Alderley  
 Edge Historic Environment) in section 8.23.

2.6 Alderley Edge is well connected.  It has a rail station with a  
 regular service to Manchester and other destinations  
 including Crewe, Wilmslow (with fast connections to   
 London), as well as to Manchester Airport. The village has  
 good access to the A34 and to the national motorway  
 network, and is only 8.5 miles from Manchester Airport.   
 The Cheshire Cycle Way passes close by the village to the  
 south and Alderley Edge provides a popular coffee stop for  
 weekend cyclists.

2. A Portrait of Alderley Edge
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2.7 Alderley Edge has a range of local community facilities  
including a new (2016) Medical Centre housing a medical  
practice, pharmacy and private healthcare and fitness  
services. The community owned Festival Hall behind it  
provides a large performance space which can host   
up to 300 guests for public and private events. The village  
has a volunteer-supported public library and   
social clubs.  There are also several green spaces and   
recreation areas including Alderley Edge Park, Chorley  
Hall Lane Playing Field, three allotment sites, as well as  
sports clubs and facilities, which include a cricket club,  
tennis club and hockey club.  The Cheshire East Council  
maintained Alderley Edge Community Primary School  
provides education for 4-11 year olds and there are two  
further private schools, The Ryleys and Alderley Edge  
School for Girls. 

2.8 Although it has many strengths, Alderley Edge faces 
significant challenges, including a lack of affordable
housing, an ageing population structure and high   
dependence on private vehicles for transport, bringing  
with it resulting pressures on road and parking
infrastructure.

2.9 Over the period 2001 to 2011, Alderley Edge saw an overall  
population increase of 9.8%. The greatest increase was in  
the 85 years+ age group, which increased by 42.7% and  
also amongst the 15-24 years age group, which increased  
by 38.7%.  Both of these age groups are growing at
significantly faster rates within the Alderley Edge 
Neighbourhood Development Plan area, than within the  
rest of Cheshire East or across the North West region as a  
whole.

2.10 This trend is expected to continue over the duration of the  
Neighbourhood Development Plan period and suggests  
that there will be a greater need to provide housing to  
meet the needs of elderly people and young adults.    
Through the Neighbourhood Development Plan
questionnaire, the community has expressed concern  
about a lack of affordable housing to cater for young   
adults, as well as inadequate housing to allow older
residents to downsize but continue to play an   
active role in the community.  

2.11 A local Housing Needs Assessment for Alderley Edge  
commissioned by the Parish Council1  and undertaken by  
consultants AECOM, provides evidence of a need for more  
smaller and affordable homes in the Parish over the plan  
period.

2.12 A new Bioscience campus is under development at
Alderley Park, on the site formerly occupied by ICI/Astra  
Zeneca. Located two miles south of Alderley Edge, Alderley  
Park sets out to be ‘the UK’s largest bioscience campus’,  
offering bioscience facilities for R&D focussed life science  
companies at all stages of development, from start-ups to  
global corporates. In addition to providing these business  
and research facilities, Alderley Park also has plans for the  
construction of 300 homes on the campus. As the Local  
Service Centre closest to the site, Alderley Edge can   
expect to have new demands placed on its infrastructure,  
including roads and car parking.

1  Alderley Edge Housing Needs Assessment (HNA), March 2019 www.alderleynp.com/inventory1214

https://www.alderleynp.com/inventory


3.1 Designation

 The Parish Council applied to CEC for designation as a  
 neighbourhood area and the neighbourhood area - the  
 same as the parish council area - was designated on 24th  
 June 2016.  It is shown on Map 1.  

 Community Consultation and Engagement

3.2 The AENDP has been prepared through an extensive and  
 wide ranging process of public consultation and
 engagement.  Details about all the various promotional  
 activities, questionnaires and public events held at key  
 stages, and how the responses from local residents, CEC,  
 stakeholders, statutory organisations, businesses and  
 landowners have informed the emerging and final
 submission NDP policies and proposals, are provided in  
 the Consultation Statement.  

3.3 The Consultation Statement and Appendices are published  
 on the NDP website1 . 

3. A Neighbourhood Development Plan (NDP) for Alderley Edge

13151  website https://www.cheshireeast.gov.uk/planning/neighbourhood-plans/neighbourhood-plans-a-f/alderley-edge-neighbourhood-plan.aspx "

https://www.cheshireeast.gov.uk/planning/neighbourhood-plans/neighbourhood-plans-a-f/alderley-edge-neighbourhood-plan.aspx


 Other commissioned research and evidence

3.4 Consultants AECOM were commissioned via    
 Locality to carry out various pieces of supporting work to  
 provide evidence for the NDP. AECOM are a
 multidisciplinary global firm providing planning and   
 consultancy services to a wide client base. 

 Housing Needs Assessment

3.5 AECOM researched and provided a  Housing Needs   
 Assessment to identify local need and to provide
 information about the amount and type of housing that  
 should be planned for as well as understanding
 appropriate tenures within the plan area. The Housing  
 Needs Assessment is available on the Alderley Edge NDP   
 website at www.alderleynp.com 

16

 Design Codes

3.6   AECOM were also commissioned to create a Design  
  Codes document to act as a tool to provide design  
 guidance on residential development within Alderley  
 Edge and to help safeguard the village’s distinct character  
 and architectural quality  See Appendix 5: Alderley Edge.
 

 

Design Codes.

http://www.alderleynp.com
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4.1 The vision for Alderley Edge sets out the hopes and
aspirations the community have for the future of the   
village. It aims to identify the role that the NDP has in  
achieving this.

Vision

To promote the evolution and growth of Alderley Edge,  
whilst preserving our unique village culture, identity and  
character and protecting the quality of life and well-being  
of the residents, employers, employees, and other  
stakeholders.

Objectives

4.2  The Alderley Edge NDP objectives seek to address specific  
elements of the overarching vision and issues raised by  
the community in consultation undertaken to date.

4.3  The objectives are interrelated and cut across much of the  
content of the NDP. Some policies and aspirations may  
contribute towards more than one objective.  The
objectives have however, been used to lead groups of  
policies and aspirations based on  key topics.

Overarching Objective 

To improve the environment of Alderley Edge and the  
experience for all those who live, work, or visit Alderley  
Edge both now and in the future.

This will be achieved through all NDP Policies.

Housing Objective

To support new housing development that maintains and  
enhances the culture, identity, and character of Alderley  
Edge, and meets the local need and supports a balanced  
community.

This will be achieved through NDP Policies AE1, AE2, AE3  
and AE4.

Local Economy Objective

To deliver a strong, competitive economy that maximises  
the strength and role of existing large businesses in the  
village and supports start-ups, and small and independent  
businesses, providing the right conditions to grow.

This will be achieved through NDP Policies AE5, AE6, AE7  
and AE8.

Natural Environment Objective

To ensure that green space, surrounding Green Belt, and  
other natural assets are preserved for the enjoyment of  
present and future generations.

This will be achieved through NDP Policies AE3, AE4, AE9  
and AE10.

4. Vision and Objectives
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 Built Environment Objective
 
 To ensure the local historic character and rural heritage  
 of Alderley Edge is protected and enhanced while
 meeting 21st century needs.
   
 This will be achieved through NDP Policies AE2, AE3, AE11,  
 AE12 and AE13.

 Access and Infrastructure Objective

 To create a safe pedestrian and cycle friendly
 environment with easy access for all users throughout and  
 to work in partnership with transport providers for   
 improvements to public transport whilst addressing   
 parking constraints and this will be achieved through NDP  
 Policies AE3, AE14, AE15, AE16, AE17 and AE18.

 Community and Sports and Recreation Facilities Objective

 To retain, and provide new, community and sports and  
 recreation facilities that will meet the changing needs of a  
 growing community and mitigate the impacts of new  
 growth.

 This will be achieved through NDP Policies AE19 and AE20.

18

The policies in this section will be applied in the consideration 
of any planning applications submitted within the designated 
NDP area. These policies are necessarily wide ranging in their 
scope, and taken together, should help to deliver sustainable 
development within the Neighbourhood Area. 

An NDP has the same legal status as the CEC Local Plan once it 
has been agreed at a referendum and is made (brought into 
legal force) by the local planning authority. At this point it 
becomes part of the statutory development plan. Applications 
for planning permission must be determined in accordance 
with the development plan, unless material considerations 
indicate otherwise. 

NDP Planning Policies

London Road



Introduction

5.1 Alderley Edge has a distinctive village character, with  
shops, services and facilities mainly concentrated in the  
village centre around London Road, many of which are  
within a short walking distance of surrounding residential  
areas.  The village is protected by Green Belt and the   
attractive semi-rural landscape of pasture fields,
hedgerows and woodlands all contribute towards a very  
pleasant setting to the built-up area.  The NDP has a role  
in supporting appropriate development within the
existing built up area so that any adverse impacts on  
landscape and townscape are minimised, and the village  
continues to grow incrementally over a period of time  
allowing its special character to be maintained and   
enhanced.

Planning Policy Context

5.2 The NPPF encourages the use of brownfield land for 
development.  Paragraph 118 sets out that planning
policies should 'c) give substantial weight to the value of  
using suitable brownfield land within settlements for  
homes and other identified needs.'  Paragraph 127 goes  
on to say that planning policies 'should ensure that
develop ments c) are sympathetic to local character and  
history, including the surrounding built environment and  
landscape setting, while not preventing or discouraging  
appropriate innovation or change.'

5.3 The built up area of Alderley Edge Village is inset within the  
Green Belt.  

5.4 The Cheshire East Local Plan Strategy 2010 - 2030 sets out  
the Settlement Hierarchy for new development in the  
Borough in Policy PG 2.  The supporting text advises 'that  
the majority of new development will be located in or on  
the edge of, or close to the borough's Principal Towns and 
Key Service Centres.'   

5.5 Alderley Edge is identified as a Local Service Centre where   
'small scale development to meet needs and priorities will   
be supported where they contribute to the creation and   
maintenance of sustainable communities'.  The supporting  
text describes how 'the Local Plan Strategy approach is to   
support an appropriate level of small scale development   
that reflects the function and character of individual
villages.  Small scale growth may be appropriate where it   
supports the creation of stronger local communities and   
where a clear need exists, which is not more appropriately   
met in a larger nearby settlement. Development will be  
restricted to locations well related to the built-up extent of   
these settlements.'

5.6 The Local Plan Strategy Vision for Local Service Centres  
sets out that 'some modest growth in housing and
employment will have taken place to meet locally arising  
needs and priorities, to reduce the level of out-commuting 
and to secure their continuing vitality. This may require  
small scale alterations to the Green Belt in some
circumstances.' 

5.7 The Local Plan proposals map for Alderley Edge is
provided on Map 2.

5. Overarching Approach to Development
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Map 2: Local Plan Strategy Proposals Map
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5.8 

 Community Consultation
 
5.9 The responses to the various community consultations  
 showed that local residents place a high value on the  
 village character of Alderley Edge.  The residents survey  
 responses showed that having open green spaces inside  
 the village and easy access to countryside are the most  
 important aspects of living in Alderley Edge, followed by  
 being separated from Wilmslow by green space and local  
 amenities. 
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Alderley Edge is defined as a local service centre in the 
settlement hierarchy.  The Revised Publication Draft
SADPD, September 2020 sets out in Policy PG 8
Development at local service centres, that 'The local
service centres are expected to accommodate in the
order of 7ha of employment land and 3,500 new homes.
It is expected that the housing element will be
addressed by windfall going forward, in line with other
policies in the Local Plan, and the employment element
will include an allocation at Homes Chapel (Site HCH 1
'Land east of London Road') as well as windfall in line
with other policies in the Local Plan’. Policy PG 9
Settlement boundaries sets out that settlement
boundaries for local service centres are defined on the
adopted policies map and within settlement boundaries,
development proposals (including change of use) will
be supported where they are in keeping with the scale,
role and function of that settlement and do not conflict
with any other relevant policy in the local plan.          



Policy AE1: Alderley Edge Development Strategy

Growth should be targeted to appropriate locations,
where high levels of integration, sustainability, 
connectivity and design quality can be achieved.

In addition to any justified rural exceptions housing or
site allocations identified within the development plan,
for example the Cheshire East Council Site Allocations
and Development Policies Document, new residential 
and employment development will be supported
within Alderley Edge village where proposals:

1. Are located within the settlement boundary of
 Alderley Edge (as shown on the most up to date
 adopted Local Plan Policies Map);
2.  Are on brownfield (previously developed) sites or
 re-use existing buildings wherever possible;
3. Are in areas with safe and accessible pedestrian and
 cycling linkages to existing village amenities and
 facilities to promote sustainable transport
 alternatives especially for short journeys, and to
 minimise adverse impacts of additional vehicles on
 the existing highway network;
4. Demonstrate that they are of a high quality design
 that considers local context and character.

5.10 The key issues identified in the Emerging Policies
 Document were:

• Providing an overarching strategy for housing and
 commercial development in the village;

• Prioritising the use of brownfield land;

• Establishing which community benefits should be sought  
 from new development; 

• Ensuring that new developments are well served by
 existing facilities.

  ytirojam a taht dewohs noitatlusnoc siht ot sesnopser ehT  11.5
 of residents agreed with the objectives and policies.
 Comments from consultees can be found in the
 consultation report on the NDP website.
 
5.12 The NDP Steering Group is not proposing that the NDP  
 should identify new housing sites in Alderley Edge.  The  
 SADPD process will determine the strategic sites (and any  
 changes to the Green Belt boundary) and it is proposed  
 that the policies in the NDP, alongside CEC's planning  
 policies will be used to guide development proposals as  
 and when they come forward. Rural exceptions housing
         will be considered in line with CELPS Policy SC 6.

5.13 Policy AE1 sets out the overall strategy approach to
 development in Alderley Edge.
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Introduction

6.1     Alderley Edge is a highly sought after residential area.   
Residents value the village feel and identity, leafy green  
environment and the high quality of life here which is  
enhanced by good accessibility to both the open
countryside and larger centres such as Manchester.

6. Housing
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6.2 At the time of the 2011 Census there were 2,343 houses in  
Alderley Edge parish, of which 34.1% were detached
dwellings, 21.8% were semi-detached dwellings and 19.1%  
were terraced.  Flats, maisonettes and apartments
comprised 24.9% of the housing in the parish.  In terms of  
tenure, owner occupation forms a relatively high
proportion of the housing stock with 75.7% of households  
living in owned properties (both wholly owned and with a  
mortgage) and only 7.3% living in social rented
accommodation and 15.2% renting privately. 

6.3    Alderley Edge is in an area of high development pressure.   
Between 2001 and 2011, there was a 9.5% increase in the  
housing stock in Alderley Edge. However, the new housing  
provision comprised predominantly larger market housing  
for owner occupiers, and none of this increase included  
either affordable housing for young people, or bungalows  
for older people seeking to downsize.  

6.4 House prices in Alderley Edge are relatively high and 
affordability is an issue for many people; Cheshire East  
Economic Profile, CEC, (last updated, 30/8/18)1  sets out  
that median house prices in Alderley Edge are £400,000  
or more. The significant differences between the housing  
market in Alderley Edge and the rest of the district of  
Cheshire East support specific locally relevant policy   
requirements within the NDP to address these issues.

6.5 A Housing Needs Assessment commissioned by the   
Parish Council and carried out in 2019 by AECOM2

establishes a suitable dwelling mix required in any new  
housing development in order to address current and  
projected need. It also recommends that there should be  
an emphasis on small affordable starter homes, affordable  
rented homes and housing suitable for the 65 years and  
over age group.

6.6 The NDP Housing Group has considered local housing  
issues in some detail.  The Group's Vision Statement sets  
out that they would like Alderley Edge to grow as a   
balanced and sustainable community, respecting the  
village characteristics which they value. New housing will  
be provided, which meets the village’s needs, particularly  
those of the younger and older members of the
community. New development will be set within a clearly  
defined village boundary, surrounded by Green Belt. High  
quality design will enhance Alderley Edge’s distinctive  
character, and create a sense of place, respecting its
architectural heritage and the leafy nature of the village.

1 https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/cheshire-east-econ-profile-update-30-august-2018.pdf 
2 Alderley Edge Housing Needs Assessment (HNA), March 2019,  AECOM. www.alderleynp.com/inventory.
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For guidance refer to Appendix 5 Alderley Edge Design Codes.

https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/cheshire-east-econ-profile-update-30-august-2018.pdf
https://www.alderleynp.com/inventory


Planning Policy Context

6.7 Providing sufficient new homes of the type needed is a  
Government priority for the planning system. NPPF
paragraph 59 sets out that 'to support the Government's  
objective of significantly boosting the supply of homes, it  
is important that a sufficient amount and variety of land  
can come forward where it is needed, that the needs of  
groups with specific housing requirements are addressed  
and that land with permission is developed without   
unnecessary delay.'

6.8 Paragraph 61 sets out that 'the size, type and tenure of  
housing needed for different groups in the community  
should be assessed and reflected in planning policies  
(including, but not limited to, those who require
affordable housing, families with children, older people,  
students, people with disabilities, service families,
travellers, people who rent their homes and people
wishing to commission or build their own homes'.  

6.9 Paragraph 69 goes on to say that 'neighbourhood
planning groups should also consider the opportunities  
for allocating small and medium-sized sites (of a size  
consistent with paragraph 68a) suitable for housing in  
their area'.  

6.10 The Parish Council and NDP Steering Group favour an  
approach which will guide planning decisions within the  
village through criteria based policies rather than site  
allocations, (which are dealt with by CEC under the   
SADPD).

6.11 CEC's Local Plan Strategy Policy SC 4 Residential Mix sets  
out that new residential development should 'contribute  
to a mix of housing tenures, types and sizes to help
support the creation of mixed, balanced and inclusive  
communities.'  The policy also notes the need arising from  
increasing longevity of older residents and
accommodation designed specifically for the elderly.   
Policy SC 5 Affordable Homes sets out the Borough's   
requirements for affordable housing provision.  
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6.12 Policies SD 1 Sustainable Development in Cheshire East  
 and Policy SD 2 Sustainable Development Principles
 provide the strategic framework to support sustainable  
 development and design.  Policy SE 1 Design promotes  
 high quality design to achieve a sense of place by
 protecting and enhancing quality, distinctiveness and  
 character of settlements.

6.13 
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The SADPD does not include any site allocations for 
new housing in Alderley Edge.  Policy PG 12 Green Belt 
and safeguarded land boundaries identifies an area of 
safeguarded land,  ALD 3 'Land at Ryleys Farm
(safeguarded), west of Sutton Road', Alderley Edge
(2.32 ha).  This is shown on Map 3.



Map 3: Proposed Housing Sites, Revised Draft SADPD September 2020
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6.14 The Cheshire East Borough Design Guide SPD adopted  
 May 20171  aims to improve the quality of new residential  
 development in the Borough.  The guide is in two parts.  
 Within Volume 1 Setting the Scene, Alderley Edge falls into  
 the zone of North Cheshire Fringe and the guide sets out  
 key settlement design cues and architectural materiality.   
 Volume 2 deals with Creating Quality in residential design  
 and in particular road hierarchy (see also policy AE3.3).
 
 Community Consultation

6.15 In the responses from the April 2017 questionnaire
 relating to housing (Q2.3) residents set out that the
 highest priority in new housing was for small or affordable  
 housing, followed by eco-housing, family housing,
 bungalows and housing for the elderly.  Residents also  
 identified the importance of retaining a village feel with  
 new developments, maintaining an attractive range of  
 varied building styles and avoiding the infill of gardens.  
 The responses to the informal consultation on the emerging  
 First Draft Plan resulted in several detailed changes to  
 Policy AE2, and there was overall support for the criteria.

 Location, Scale and Type of New Housing

6.16 Supporting the provision of housing development which  
 is located where possible within the built up area, and is of  
 a suitable scale, type, size and tenure is a key issue for the  
 Alderley Edge NDP.

1  https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_local_plan/supplementary_plan_documents/design-guide-supplementary-planning-document.aspx1228

https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_local_plan/supplementary_plan_documents/design-guide-supplementary-planning-document.aspx


6.17 The results of the community consultations undertaken as  
part of the work on the NDP have indicated a strong   
preference for new housing to be located within a clearly  
defined village boundary, and to maintain a green gap of  
separation from neighbouring Wilmslow. Changes to the  
Green Belt boundary are being addressed through the  
Local Plan process but NDP planning policies will be able  
to provide more detail about local character and
landscape to help inform decisions about development  
proposals as they come forward.  

6.18 Residents would prefer to see development proposals  
which are small to medium in scale and responding to  
local housing need. This will help to preserve Alderley  
Edge’s character as a village, prevent further erosion of  
the Green Belt, and encourage variety and interest in  
design. In addition it will help to minimise adverse   
impacts from additional traffic on existing road networks  
and manage pressures on infrastructure and local services. 

29



6.19 There is a need to provide a mix of new housing in the  
 village in order to maintain some balance to the
 community.  Housing opportunities should be made   
 available for young people who have grown up in Alderley  
 Edge so that they can access suitable housing and remain  
 in the village if they wish to. Suitable housing should also  
 be provided for older residents of the village who may  
 wish to downsize and release under-occupied family   
 accommodation.  Therefore new developments should  
 aim to provide a suitable mix of smaller sized dwellings,  
 terraced, semi-detached and bungalows to rebalance  
 recent developments which have tended to provide large  
 luxury dwellings in the village. Priority should be given in  
 the allocation of affordable housing to local young people  
 who live or work in the village and those with a local
 connection. This will help to meet the needs of young  
 people wishing to gain a foothold on the housing ladder  
 and age 65+ residents wishing to downsize, identified in  
 CEC’s Housing Needs Advice Report, the Locality HNA  
 2019 as well as by local residents and will help to   
 create a sustainable community. 

6.20 The Housing Needs Assessment for Alderley Edge
 identifies that although homes in the village are mostly  
 medium and large in size there is a growing demand for  
 smaller and more affordable homes. The Housing Needs  
 Assessment report can be accessed at
 www.alderleynp.com/inventory

6.21 The private rented sector has grown significantly in recent  
 years and market rents are at a level beyond the reach of  
 residents on average incomes. There is therefore an
 established demand for affordable housing for rent. There
 is also a shortfall in starter home provision in the village as

well as smaller homes for people in the 65+ age range to   
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downsize to, also reflected in residents’ opinions.  The  
Assessment forecasts that the 65+ age range is likely   
to grow by over 30% by 2030, leading to an increased  
demand for suitable accommodation. A recommended  
range of dwelling sizes by bedroom number is established  
within the HNA as is the fact that there is no need for any  
more houses with 5+ bedrooms, this being reflected in  
residents’ views that ‘luxury housing’ is the least needed in  
the village.

http://www.alderleynp.com/inventory


6.22 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 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.’
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6.23 NDP Draft Policy AE2: Design, Scale and Type of New  
 Housing aims to provide a local policy framework to   
 guide development proposals for new housing in Alderley  
 Edge. Small/Affordable Housing was felt to be the most  
 needed type of new housing in the village by residents in  
 the April 2017 survey and this is borne out by the 2019  
 AECOM Housing Needs Assessment. Public responses to  
 draft policy AE2 received strong support in the February  
 2020 consultation, with 90% of survey respondents   
 approving the policy.



Community Consultation

5.10 The responses to the various community consultations  
showed that local residents place a high value on the  
village character of Alderley Edge.  The residents survey  
responses showed that having open green spaces inside  
the village and easy access to countryside are the most  
important aspects of living in Alderley Edge, followed by  

Document were:

• Providing an overarching strategy for housing and
 commercial development in the village 

• Prioritising the use of brownfield land but accepting that
some development will require release of land from  
Green Belt (but with its impact controlled and the 
remaining Green Belt protected for future generations)

• Establishing which community benefits should be   
 sought from new development 

• Ensuring that new developments are well served by
 existing facilities and not built far from the village centre .

5.12 The responses to this consultation showed that XXXX

Policy AE2: Design, Scale and
Type of New Housing

Proposals for new housing development within the 
built up area of Alderley Edge will be supported where:

1. Design

A. Respect the grain and character of adjoining areas;
B. Use architectural detailing that contributes to the

character of the village;
C. Use materials relevant to the particular area as set

out in the Design Codes; and
D. Follow the movement principles and hierarchy set  

out in the Design Codes.

2. Scale

Schemes are appropriate to their site in scale and
character and relate well to their context; plot density, 
height and massing should respond to adjoining
residential areas and protect the amenity of
neighbouring residents.

3. Type

A. Development must contribute towards a mix of   
 house types, sizes and tenures and meet local   

housing needs as identified in the most up to date 
local housing needs assessment. Proposals must 
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Community Consultation
 
5.10 The responses to the various community consultations  

showed that local residents place a high value on the  
village character of Alderley Edge.  The residents survey  
responses showed that having open green spaces inside  

•

• 

• 

• 
e .

5.12 T

AE2 cont:

• 35% 1-2 bedrooms
• 60% 3 bedrooms
• 5% 4 + bedrooms

B.

C.

 
 

Developments have demonstrable regard to the
Cheshire East Borough Design Guide and the Village
Wide Design Principles as set out in the Alderley Edge
Design Codes*. In particular schemes should:

demonstrate how they have sought to deliver the 
necessary housing mix which, for sites of
sufficient size, should include the provision of:

The mix of housing should include a range of
accommodation suitable for the increasing 65+ age
range. This should include bungalows where feasible.
Schemes which provide housing suitable for people
with disabilities or special needs will be supported
in principal where there is evidence of need.
Affordable housing will be required in line with the
applicable policies of the CELPS.

4. Viability and Review

In exceptional circumstances, where scheme 
viability may be affected, developers will be 
expected to provide viability assessments to 
demonstrate alternative affordable housing
provision. Such reviews will be required at points to 
be agreed but may be 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).

*Refer to Appendix 5 Alderley Edge Design Codes.



30 331 https://www.theccc.org.uk/publication/uk-housing-fit-for-the-future/ 

2 https://www.cse.org.uk/projects/view/1343

Sustainability and Design

6.24 The NPPF (paragraph 7) sets out that the purpose of the  
planning system is to contribute to the achievement of  
sustainable development.  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 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'1

“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 refit later.” This is noted in the Centre for
Sustainable Energy’s report Neighbourhood Planning in
A Climate Emergency, published in February 2020
which advises that ‘The reality is that the homes we build
today will 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.’

2

https://www.cse.org.uk/projects/view/1343
https://www.theccc.org.uk/publication/uk-housing-fit-for-the-future/


6.25 Alderley Edge NDP has a role in supporting and
 promoting sustainability as part of the area's contribution
 towards UK Government targets of the total energy to be  
 generated by renewable sources, and global efforts to
 reduce carbon emissions which contribute towards   
 climate change.  The AENDP therefore supports resource  
 efficiency, protects the natural environment and
 promotes health and wellbeing.

6.26  Q2.3. of the 2017 Residents questionnaire asked which  
 types of new housing are most needed in Alderley Edge.   
 The second most popular response was "eco-housing",  
 indicating that there is a strong desire locally to see more  
 environmentally friendly, sustainable designs. 
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• Safe and accessible cycle and pedestrian routes should be
 provided where possible linking to existing networks and
 facilities to local village shops, open spaces and recreational
 facilities as well as to public transport including Alderley
 Edge rail station and bus stops. 
• Justified commuted payments towards the improvement
 and extension of the existing networks may be acceptable.
• External vehicle charging points should be provided within
 new developments, feasibly at a rate of one charging point
 per house, in order to support the use of electric vehicles.
• As required by national policy, high quality communications
 infrastructure should be provided as part of any development
 in order to help connectivity and support home working.
• Schemes should conserve the heritage and ecological value
 of individual ancient trees and use characteristic native
 species in new planting. Where such features, or parts
 thereof cannot be retained, suitable mitigation planting
 will be expected.
• Appropriate buffers to retained trees and hedgerows should
 reflect a requirement to avoid damage to the feature itself
 and also any site-specific constraints identified through
 relevant surveys.

 
 
 

• The exceptional change from green fields to developed area
• Residents’ desire for ‘eco-friendly’ housing
• Current concerns over Climate Emergency

6.27 The NDP supports high quality sustainable design in new  
 housing development. In particular any new development  
 should ensure:

• Suitable provision of garden space and open spaces to  
 protect and maintain the leafy green local character;
• Car parking provision to be adequate to avoid on street  
 parking in new layouts;
• Green boundary and landscaping treatments; and
• A high quality public realm that enhances conditions for  
 pedestrians and cyclists and creates opportunities for  
 social interaction.
• Development sites on the edge of the village should include
 provision of 'soft edges' with tree and hedge planting and
 development at lower densities.

Furthermore should any development occur on land that 
was formerly green belt then it should incorporate
additional eco-design measures to reflect the following:



6.28 In addition sustainable design should promote the
 introduction of passive environmental design principles  
 and climate change adaptation features in the orientation  
 of buildings and spaces and detailed design; sustainable  
 modes of travel, reducing energy and water usage,   
 encouraging the use of renewable/low carbon energy  
 technology, and supporting a green infrastructure   
 approach in new development.
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6.29 Developments should provide opportunities for improving  
 wildlife habitats as part of measures to enhance local  
 biodiversity. Any areas of priority habitats should be   
 retained and naturalised.  Such habitats may include  
 existing water courses, field ponds and areas of wet   
 marshy grasslands, as well as hedgerows and woodland.
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6.30 In line with para 80 of National Planning Practice
 Guidance on Flood Risk and Coastal Change, surface   
 water should be disposed of in the following order of  
 priority:
 1. adequate soakaway or other form of infiltration system
 2. attenuated discharge to surface water body
 3. attenuated discharge to public surface water   
  sewer, highway drain or other drainage system
 4. attenuated discharge to public combined sewer
 Any proposals to discharge to a public sewer should be  
 accompanied by clear evidence demonstrating why
 alternative options are not available.

6.31 NDP Policy AE3: Sustainable Housing Design
 promotes high standards in eco-design for all new houses  
 and aims to ensure that new schemes make the best use  
 of efficient technologies to help reduce carbon emissions  
 and adopt best practice and sustainable construction  
 techniques. The April 2017 consultation produced strong  
 public support for Eco Friendly Housing and draft Policy  
 AE3 was strongly supported by residents in the informal  
 consultation in 2018 and in the February 2020 draft plan  
 consultation was supported by over 91% of survey   
 respondents.



 Community Consultation
 
5.10 The responses to the various community consultations  
 showed that local residents place a high value on the  
 village character of Alderley Edge.  The residents survey  
 responses showed that having open green spaces inside  
 the village and easy access to countryside are the most  
 important aspects of living in Alderley Edge, followed by  
 being separated from Wilmslow by green space and local  
 amenities. 

5.11 The key issues identified in the Emerging Policies
 Document were:
 
 • Providing an overarching strategy for housing and

  some development will require release of land from  
  Green Belt (but with its impact controlled and the   
  remaining Green Belt protected for future generations)

 

 • Establishing which community benefits should be   
  sought from new development 

 

 • Ensuring that new developments are well served by  
  existing facilities and not built far from the village centre .

Policy AE3: Sustainable Housing Design

New housing development and conversions to
residential use will be expected to demonstrate best 
practice in terms of sustainable design.  Proposals 
should incorporate an integrated approach to ensure 
resource and energy efficiency have been considered 
throughout the design and construction phases and 
will be addressed in the eventual use and occupation of 
buildings.

Where relevant, proposals should address the following:

1. Developments on any future allocated green field  
 sites on the edge of the settlement should establish  
 a sensitive transition with the wider rural landscape.    
 
2. Developments should incorporate principles of   
 Active Design to help ensure the design and layout  
 of development encourages and promotes
 participation in sport and physical activity.1 

3. Developments should promote travel by means   
 other than the private car.  Safe and accessible cycle  
 and pedestrian routes should be provided where  
 possible linking to existing networks and facilities.  
 

371 Sport England’s Active Design Guidance: https://www.sportengland.org/activedesign

4. Schemes should promote a high quality public
 realm informed by the Design Codes*, with a road
 hierarchy that prioritises pedestrians, cyclists and 
 those with mobility impairments.
 

https://www.sportengland.org/activedesign
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5. The number of off-street car parking spaces should  
 be sufficient to minimise on-street car parking and  
 avoid environments dominated by the private car.  
 Regard must be had to the adopted Cheshire East  
 parking standards.

6. Developments should ensure adequate safe and  
 secure cycle storage within garden areas or the   
 curtilages of houses.

7. Developments should include the provision of
 vehicle charging points. 

8. High quality communications technologies and   
 infrastructure should be provided.

9. The design of new housing should incorporate the  
 efficient use of resources and proposals should
 demonstrate how the following factors have been  
 considered and incorporated:
•  Building orientation optimised for solar gain
•  Thermally efficient building shape (form factor)
•  Glazing levels optimised to avoid overheating
•  High levels of thermal insulation and airtightness
•  Appropriate use of heating, cooling and ventilation  
 technology that includes acoustic mitigation
 measures where applicable to reduce the risk of  
 noise pollution and disturbance to residents. 
 Applications that cannot demonstrate how these  
 considerations have influenced design may not be  
 supported.

10. ‘Eco-housing’ developments that result in
 appropriate certification, such as Passivhaus, will be  
 strongly supported and will not be subject to the  
 requirements set out in paragraphs above.

11.  Developments should conserve, protect and, where  
 possible, enhance wildlife, biodiversity, and other  
 ecosystem services provided by the natural
 environment and where appropriate demonstrate  
 how schemes contribute to biodiversity net gain. 

12.  All areas of priority habitats (as defined by the NERC  
 [Natural Environment and Rural Communities] Act  
 2006) as amended should be retained to support  
 local wildlife and enhance biodiversity.

13.  Housing developments within the existing  
 settlement boundary should retain and enhance the  
 green character of residential areas by incorporating  
 and protecting mature trees, hedgerows, gardens,  
 grass verges, allotments and other existing green  
 spaces.

14. Developments should incorporate suitable provision  
 for private gardens as well as green frontages and  
 communal areas as part of public open space
 provision.

15. All new residential developments must include   
 locations for refuse and recycling containers within  
 each dwelling curtilage, or communal areas for   
 apartments, in line with the current local authority  
 requirement.
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16. New development should, where appropriate,
 incorporate SUDS which avoids all non-permeable  
 surfaces, or delivers a water management system  
 which minimises surface water run-off and ensures  
 that all surface water is addressed within the site  
 boundary.

*Refer to Appendix 5 Alderley Edge Design Codes.

 Rear Garden and Backland Development

6.32 Although the NDP supports new development within the  
 built up area of Alderley Edge, new housing in rear
 gardens of existing properties (“backland development” or  
 “unwanted garden grabbing”) can have a significant   
 adverse impact on local character and the amenity of  
 neighbouring residents.
  
6.33 There has been a notable increase in such development  
 proposals in Alderley Edge in recent years, in all types of  
 residential areas characterised by low, medium and higher  
 density housing and within the Alderley Edge
 Conservation Area (see Section 8.0).

6.34 Existing housing areas with properties set within
 extensive garden plots make a significant contribution to  
 the leafy character of the area of some parts of the village.  
 Overall, large gardens provide a very “green” setting,   
 enhancing the built form and providing habitats for local  
 wildlife. The many large mature trees, hedgerows and  
 other shrubbery of residential gardens are an intrinsic part  
 of the area’s local character and should be protected.
 In addition higher density development can over time  
 lead to additional impacts on local infrastructure and
 highways.

6.35 NPPF paragraph 70 sets out that 'plans should consider  
 the case for setting out policies to resist inappropriate  
 development of residential gardens, for example where  
 development would cause harm to the local area.

6.36 The review of the conservation area carried out by
 Macclesfield Borough Council in June 2004 notes that one  
 of the threats to the character of the conservation area  
 was 'Pressure to replace existing properties, which are  
 typically single dwellings within large landscaped gardens  
 with larger ones, which threaten the traditional plot ratios.'

6.37 NDP Policy AE4 Rear Garden and Backland
 Development sets out criteria to guide proposals for
 backland or rear garden development in Alderley Edge.  
 Over 91% of survey respondents supported Policy AE4 in  
 the draft consultation held in February 2020. 



Policy AE4: Rear Garden and Backland
Development
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Residential development in rear gardens and
backlands will be resisted where there would be an 
unacceptable impact on the character of the local area 
(including any conservation areas) in terms of loss of 
openness, mature trees, hedges and shrubbery, and a 
substantial increase in the density of built form.

All such proposals should demonstrate how full and 
effective integration into the surrounding built form 
and townscape will be achieved.

Where such development schemes are considered 
acceptable, buildings should provide adequate
screening to protect the residential amenity and
privacy of neighbouring occupiers as necessary.



 Introduction

7.1 Alderley Edge has a local economy characterised by a  
 range of small independent shops and businesses   
 concentrated in the village centre around London Road  
 but with a small number also located at Wood Gardens,  
 Heyes Lane, Brook Lane and Wilmslow Road.  Businesses  
 include the following:

• Food retail and convenience stores, including national  
 operators as well as more specialist independent food  
 retailers
• Clothing shops, including women’s fashion wear, shoes
 charity shops
• Health and beauty service businesses, such as hair and  
 nail salons
• Home improvement, notably fitted kitchens
• Cafes, bars and restaurants
• Offices, including estate agents, solicitors, travel agents,  
 financial services, IT and creative industries and
 management companies as well as large national head  
 office employers.

 In addition, there are also a number of home-based
 businesses located throughout Alderley Edge. A turnover  
 of businesses and changing consumer trends need to be  
 taken into account to ensure that Alderley Edge has a  
 sustainable, thriving economy now and in the  future.

7. Local Economy and the Village Centre

41



7.2 The Cheshire Retail Study Update, May 20161  notes that  
 Alderley Edge 'centre is anchored by the Waitrose store at  
 the northern end of London Road, set back from the  
 street frontage and at a lower level. There is a smaller  
 Tesco Express store on the opposite side of the road.   
 London Road takes the form of a traditional linear high  
 street. It is well represented by national multiple banks  
 and coffee shops but other than this Alderley Edge is  
 largely composed of independent businesses. These are a  
 mix of bars/cafes/restaurants, local convenience stores,  
 retail services and a vibrant sector of independent
 comparison stores. There are a number of businesses and  
 community facilities on adjacent side streets and back  
 streets (Trafford Road, West Street and George Street)  
 including offices, GP surgeries and dentists.' It should be  
 noted that, since the 2016 Retail Study Update, three   
 national banks have closed, leaving just one bank,
 together with the Post Office, in 2020.

7.3 The Study goes on to note in the summary that 'Alderley  
 Edge is a successful centre with a well defined role that  
 continues to trade well despite its close proximity to the  
 larger centre of Wilmslow. It performs both a local service  
 role for Alderley Edge residents and a quality leisure role  
 for a local and wider catchment. Both roles are marked  
 by particularly high quality, predominantly independent  
 units; and are supported by high local affluence and a  
 widespread reputation. The local service role extends  
 beyond retail to include an excellent range of commercial  
 and community facilities. The leisure role benefits from a  
 high quality street environment. 

 … Alderley Edge therefore appears to have a robust future,  
 provided that it retains quality independent uses and its  
 distinctive character.'

7.4 The NDP Local Economy Group has identified the
 following key issues which should be addressed through  
 the NDP:

• Valuing the role of small and innovative businesses in  
 Alderley Edge

• Recognising the changing nature of workplace
 requirements including the popularity of working from  
 home and supporting the development of flexible work  
 hubs and affordable office space

• Supporting the growth of local businesses in Alderley  
 Edge bearing in mind national and local planning policy  
 and concentrating on a village centre first approach, and  
 providing opportunities for a variety of employment   
 spaces

• Recognising the value and role of visitors (including day  
 and business visitors) in supporting local businesses and  
 carefully managing visitor accommodation demand.
 

1  https://www.cheshireeast.gov.uk/planning/spatial_planning/research_and_evidence/cheshire_town_centres_study.aspx
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 Planning Policy Context

7.5 Building a strong, competitive economy is one of the key  
 principles of the NPPF, together with ensuring the vitality  
 of town centres. Paragraph 80 advises that 'planning  
 policies and decisions should help create the conditions  
 in which businesses can invest, expand and adapt.
 Significant weight should be placed on the need to
 support economic growth and productivity, taking into  
 account both local business needs and wider
 opportunities for development.' Paragraph 85 goes on to  
 say that 'planning policies and decisions should support  
 the role that town centres play at the heart of local 

 munities, by taking a positive approach to their 
 management and adaptation'.

7.6 Local Plan Strategy Policy EG1 Economic Prosperity sets  
 out that proposals for employment development will be  
 supported in Local Service Centres as well on allocated  
 employment land.  Policy EG 5 Promoting a Town Centre  
 First Approach to Retail and Commerce sets out the retail  
 hierarchy and advises that 'in the Local Service Centres,  
 there will be a focus on convenience and comparison  
 retailing of an appropriate scale, plus opportunities for  
 service uses and small scale independent retailing of a  
 function and character that meets the needs of the local  
 community'. The shopping area is identified on the
 adopted Local Plan proposals map and saved Macclesfield  
 Local Plan policies referring to the shopping area on   
 London Road (AEC1, AEC3 and AEC6) also apply.

7.7 Policy EG 4 Tourism sets out that  '1. The Local Plan
 Strategy will protect and enhance the unique features of  
 Cheshire East that attract visitors to the area, including  
 their settings, whilst encouraging investment. This will be  
 achieved through: i. The protection of Cheshire East's  
 tourist assets, such as Alderley Edge, iii. Promoting the  
 enhancement and expansion of existing visitor
 attractions and tourist accommodation, and the
 provision of new visitor and tourism facilities, in
 sustainable and appropriate locations.'

 Community Consultation
 
7.8 In the November 2017 public consultation, residents
 prioritised the following in terms of the local economy:
 • Local amenities
 • Village identity
 • Specialist, independent and family owned businesses   
 Other important aspects valued by local residents
 included attractive and varied buildings style, improved  
 pedestrian friendly environment, leisure facilities and a  
 range of independent bars, cafes and restaurants.  Arts  
 space and facilities for young people and the elderly was  
 also cited.
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7.9   A business survey in January 2019 indicated that
 businesses would like to see a variety of different business  
 uses to continue to provide vibrancy, sustainability and a  
 pleasant experience for all users.  Over half the businesses  
 reported that their customers came from outside Alderley  
 Edge indicating their reliance on the visitor economy for  
 survival.  Businesses would also like to see the following  
 improvements:
 • Faster broadband speed and better mobile signal
  coverage and not just in the village centre
 • Environmental improvements, better use of vacant units  
  and enhanced pedestrian links
 • Better signage
 • A co-working/collaboration space and meeting rooms  
  hub for home based workers

 Encouraging Entrepreneurship and Start Ups

7.10 Alderley Edge's small and specialist businesses contribute  
 to the village's unique character.  Hi-tech and creative  
 industries are also particular strengths of the area and  
 investment in these types of businesses will support   
 growth in the local retail and leisure industries.  

7.11 There is a need to support innovative, creative start-up  
 and scale-up businesses to ensure economic growth   
 remains sustainable and new opportunities for
 employment and training are provided.  A wide range of  
 business uses reflects the requirements of residents,   
 consumer trends and current research findings into
 sustainable high streets.   Alderley Edge should provide a  
 whole destination experience which is not achievable by  
 shopping online, maintaining a strong mix where no one  
 type of business use dominates the offer. 

7.12 NDP Policy AE5 Encouraging Entrepreneurship supports  
 appropriate new business related development within or  
 adjoining the village centre. Such development will build  
 on and link into the strength of the existing highly
 successful business sectors, such as the creative, hi-tech  
 and science sectors and support the growing number of  
 home-based businesses.
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Policy AE5: Encouraging Entrepreneurship

Proposals for new or refurbished business
accommodation within or adjacent to the village centre 
will be supported where they provide one or more of 
the following:

1. A shared, co-working flexible workspace hub or  
 affordable, serviced office space where home
 workers or start-up businesses can hire desks,   
 meeting space and office equipment facilities and  
 benefit from a knowledge exchange.
2.  Business space suitable for small scale independent  
 and specialist businesses. The subdivision of larger  
 vacant units and bringing back into use of upper  
 floors of retail and business units in the village   
 centre will be supported as part of the measures to  
 diversify the local economy, provided they comply  
 with other NDP policies and include screening of  
 commercial waste storage areas.
3.  Enhanced digital and mobile data infrastructure.
 Up to date and high quality communications
 technologies and infrastructure should be provided  
 wherever possible as part of new developments,  
 including where structural alterations and changes  
 of use are proposed.



 Helping Existing Businesses Prosper 
  
7.13 There is a variety of well-established businesses   
 located in Alderley Edge from large nationally renowned  
 home-grown companies to family owned small
 enterprises who all have built a reputation for excellent  
 service and quality products.  There is a need to celebrate  
 and support these businesses so that they to continue to  
 provide the range of facilities, goods, services and
 employment that meet the needs of residents, workers,  
 other businesses and visitors now and in the future whilst  
 ensuring that no one type of business use dominates.  It  
 will be important to harness the opportunities that the  
 internet brings, to encourage linked shopping trips.  In  
 order for businesses to prosper, adequate parking and  
 public transport provision needs to be made for
 employees and business visitors. 

7.14 NDP Policy AE6: Supporting Existing Businesses   
 aims to recognise the important role existing businesses  
 play in terms of Alderley Edge's future sustainability and  
 to support investment to promote their continued
 economic viability and growth.
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Policy AE6: Supporting Existing Businesses

Proposals for the expansion of existing businesses to 
provide additional employment space within their 
existing site, on adjacent sites or on other suitable sites 
in Alderley Edge will be supported where:

1. Designs are sensitive to local built character and  
 form, the setting of any nearby heritage assets and  
 existing patterns of development.

2.  Proposals prioritise a village centre location where  
 appropriate.

3.  Suitable measures are taken to protect the amenity  
 of residents in surrounding areas.

4. Proposals deliver high quality design, secure
 adequate access arrangements and provide
 adequate service management plans (including   
 screening of commercial waste contained within  
 business curtilages, deliveries and parking).



Encouraging Visitor Support for Local Businesses

7.15 According to CEC's website1  in 2018 'Cheshire East’s visitor  
economy increased by 3.2 per cent on the previous year’s  
figures – placing the total value of hospitality and visitor  
revenue at £921m. It means it is on target to reach £1  
billion by 2020.  Almost 16 million visitors passed through  
the borough in 2016/17, with festivals and dozens of other  
events and attractions continuing to boost the area’s  
popularity. Notable was the strong increase in staying  
visitors, the value of which increased by 6.3 per cent to  
£241m.  Employment in the borough’s visitor economy  

equivalents – to 11,557.  The figures are calculated through  
Steam, (the Scarborough Tourism Economic Analysis  
Monitor) – an accredited method of calculation used by  
many visitor destinations.'

7.16 Alderley Edge businesses benefit from providing a vibrant  
and lively destination experience as well as being close to  
key visitor attractions such as The Edge, Tatton Park,   
Jodrell Bank and Quarry Bank Mill.  The Cheshire Retail  
Study Update, May 2016 notes that 'the leisure sector has  
an exact match in representation with the UK average. It  
includes a healthy mix of cafes, restaurants and bars and,  
beyond a few units, is dominated by quality
independents. This includes a number of well known  
restaurants with a good reputation and Alderley Edge  
has a vibrant night time economy'.  

46 1 https://www.cheshireeast.gov.uk/council_and_democracy/council_information/media_hub/media_releases/booming-visitor-economy-figures-on-track-to-achieve-1-billion-target-by-2020.aspx

7.17 The local area around Alderley Edge also has a number of  
major festivals and events such as Blue Dot, the RHS   
Tatton and County Shows, the Music Festival, May Fair and  
other local events throughout the year.  A significant  
percentage of their customers come from outside the  
local catchment area. 

7.18 The visitor economy (business visitors, visitors/relatives of  
residents and individual tourists) is recognised as a key  
sector for Alderley Edge businesses and one that they  
depend on.  It also has growth potential but there is
insufficient capacity locally to meet the needs of business  
visitors as well as individual tourists.  There is also
currently no additional development space for
accommodation within the village boundary.   

7.19  NDP Policy AE7: Encouraging Visitor Support for 
Local Businesses seeks to ensure that the benefits visitors  
bring continue to support the survival and growth of the  
local economy, whilst catering for the needs of local  
residents.

https://www.cheshireeast.gov.uk/council_and_democracy/council_information/media_hub/media_releases/booming-visitor-economy-figures-on-track-to-achieve-1-billion-target-by-2020.aspx


Policy AE7: Encouraging Visitor Support
for Local Businesses

1. Proposals for tourism related development should  
 demonstrate how they make a positive contribution  
 to the local economy without dominating the  
 existing business offer.  This could be evidenced by  
 the number of additional jobs created or by
 diversifying the range of services on offer in the   
 neighbourhood area whilst maintaining a good mix  
 of shops, services and facilities for local residents.

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).

3. Developments which support the provision of digital  
 tourism facilities, including an interactive maps/links  
 to local visitor destinations as well as new tourist  
 information points at key community venues and  
 the railway station will be encouraged.
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 Supporting a Vibrant Village Centre
  
7.20 A range of retail, leisure and other business activities is  
 concentrated on the primary shopping area of London  
 Road and adjacent streets from Davey Lane to
 Macclesfield Road. This is well illustrated in Map 4, taken
  from the April 2019 Alderley Edge Village Guide. This shows    
 that smaller, independent and retail businesses make up  
 a significant part of the village centre offer.  
 

Map 4: Range of Village Centre Businesses



7.21 It is important to maintain this primary shopping area as  
 the key retail and leisure zone and enhance its
 attractiveness for pedestrians, car and public transport  
 users whilst promoting and improving the links to
 businesses on adjacent roads.  Concentrating activity and  
 a range of suitable uses in the village centre is in line with  
 the NPPF paragraph 85 which sets out that planning  
 policies should promote town centres'  'long-term vitality  
 and viability – by allowing them to grow and diversify in a  
 way that can respond to rapid changes in the retail and  
 leisure industries, allows a suitable mix of uses (including
 housing) and reflects their distinctive characters'.

7.22 The Retail Study Update1  notes that 'Alderley Edge has a  
 high quality environment, resulting from the consistency  
 and condition of the Victorian properties on London Road  
 and from the public realm, which benefits from wide  
 pavements and street trees. Although there is no public  
 space beyond the pavements, there are many cafes and  
 restaurants with outdoor seating that serve to animate  
 this space. Traffic is effectively slowed by parking and  
 turning movements, and at pedestrian crossings, and so  
 does not detract significantly from the pedestrian
 experience. Alderley Edge is therefore a pleasant place to  
 visit for shopping and to eat/drink. It also benefits from  
 proximity to The Edge country park, offering an attractive
 opportunity for a shared leisure trip which can see its  
 local catchment increase, especially at weekends.' 

7.23 A table highlighting the main shopping offer from 1928  
 and various intervals to 2019 shows the change across the  
 years.
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Alderley Edge:  The Changing High Street (London Road Ground Floor Units) 

Taken from Alderley Edge Parish Council records and updated 29 June 2019 

Type of Business 1928 1948 2006 2019 
Grocer 6 7 1 (supermarket) 2 (supermarket) 
Butcher 6 6 2 1 
Sweets/tobacco/cake 8 4 1 0 
Dress/ou i t/milliner 6 8 6 (fashion) 7 (fashion) 
Greengrocer/fish/game 3 4 0 0 
Bank 3 3 4 1 
Chemist 2 2 2 1 
Jeweller 2 2 2 1 
Sta oner/books/news 3 2 1 1 (newsagent) 
Shoe/boot 3 4 1 (sportswear) 2 (footwear) 
Restaurant/café/bar 2 3 12 11 
Estate agents 0 0 3 5 
Travel agents 0 0 3 2 
Wine 1 1 4 1 
Ladies' hair/beau cian 1 1 4 + 1 sunspa 8 (hair/health/beauty) 
Charity shop 0 0 3 5 
Interior design 0 0 2 3 
Solicitor    1 
Sandwich/Hot food/Bakery   1 2 (inc Cheese Wedge) 
Be ng Shop    1 
Keys/Shoe Repair    1 
Garden Plants/Flowers   1 1 
Bridal wear   1 0 
An ques   1 0 
Engineering consultant   1 0 
TOTAL 46 47 56 57 
 
Notes:  Defini ns approximated to changing mes and do not include upper floor uses where a 
number of professional/financial service businesses are based or any areas slightly off London 
Road. 
Alderley Edge has retained and a rac ted more independent and specialist businesses in the years 
since 2006.   
Restaurants, cafes and bars have also increased but are mainly independents or smaller regional 
outlets. 
The increase in number of units may be due to conversion of smaller residen al units to 
businesses between 1948 and 2006 and to 2019. 
The number of vacant units was recorded in 2019 and equated to 3 plus 1 unit (the former RBS 
bank) currently being redeveloped. 
 
 

Figure 1: The Changing High Street (London Road Ground Floor Units)
Taken from Alderley Edge Parish Council records and updated 29 June 2019
Alderley Edge:  The Changing High Street (London Road Ground Floor Units) 
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The number of vacant units was recorded in 2019 and equated to 3 plus 1 unit (the former RBS 
bank) currently being redeveloped. 
 

 

https://www.cheshireeast.gov.uk/planning/spatial_planning/research_and_evidence/cheshire_town_centres_study.aspx


Another audit survey carried out by the Economy Group in January 2019 covered a slightly wider area and summarised below:

49

Alderley Edge:  January 2019 Business Audit Survey (including Wilmslow Road, Brook Lane, Heyes Lane, Macclesfield Road and Wood Gardens as well as the 
village centre and adjacent roads) 

Type of Business Use Jan 2019 Size of Unit* 

 

c

 No. % Small Medium Large 
Convenience Retail 14  

30% 
10 2 2 

Comparison Retail 26 23 3 0 
Service (eg travel/estate 
agents) 

8  
 
21% 

6 2 0 

Prof/Financial Service 14 9 4 1 
Commercial (& Head 
Offices) 

6 1 1 4 

Hair/Health/Beauty 30 23% 23 6 1 
Restaurant/Bar/Café 19 14% 3 14 2 
Bakery/Hot Food/ 
Sandwiches 

5 4% 5 0 0 

Hotel 4 3% 0 1 3 
Community 6 5% 0 1 5 
TOTAL 132 100% 80 61% 34 26% 18 13% 
      
Occupied 123 93%    
Vacant 9 6%    
Under Development 1 1%    
TOTAL 133 100%    
      
   * Small = single frontage, Medium = 

double frontage, Large = triple frontage 
or more 

 

Figure 2: January 2019 Business Audit Survey
(including Wilmslow Road, Brook Lane, Heyes Lane, Macclesfield Road and Wood Gardens as well as the village centre and adjacent roads)



7.26 The Local Economy Group has identified the following key  
 issues:

• The need to promote the village centre / London Road, as  
 the village’s unique selling point and consider how this  
 might be improved and safeguarded;

• The need to encourage improvement of the railway   
 station as both a gateway and a development opportunity  
 to create a better first impression of Alderley Edge   
 (addressed in the Section 9.0 Access and Infrastructure);

• The need to address parking issues which currently   
 constrain local businesses (addressed in Section 9.0   
 Access and Infrastructure);

• The need to retain important community facilities such as  
 the library, post office and Festival Hall to add to a
 destination experience; and

• The need for a cohesive strategy for the design of the  
 village centre including the possibility of improvements to  
 the public realm and pedestrian links and a shop front  
 design guide.

7.27 The informal consultation on the emerging First Draft  
 Plan, demonstrated that, although there was general  
 support for policies to encourage new businesses, support  
 the growth of existing businesses and to promote a   
 vibrant village centre, there are local concerns about   
 adverse impacts of the growing food and drink economy  
 and disturbance from customers.

7.24 However, the village centre also faces a number of
 challenges and issues which impact on its attractiveness.   
 Some of the consultation and business feedback indicated  
 a lack of satisfaction with the state of the pavements/public  
 realm and pedestrian links and the Parish Council
 recognises that the area would benefit from investment in  
 the public realm.

7.25 In January 2012 Hamilton-Baillie Associates Ltd were   
 appointed by Cheshire East Council and Alderley Edge  
 Parish Council to consider proposed improvements to the  
 public realm in Alderley Edge centre. The report 
 'Restoring streetscape quality and vitality'1 , set out a range  
 of outline suggestions to provide a starting point for wider  
 debate and the development of a consensus for future  
 investment, management and maintenance of the public  
 realm in ways that strengthen and underpin the economic  
 and social vitality of the village.  The outline proposals  
 would require further detailed consideration but Policy  
 AE8 provides a supportive framework for future ideas as  
 they are progressed over the Plan period.  Following the  
 completion of the NDP process, the Parish Council
 (working in partnership with Cheshire East Council) hopes  
 to progress work on a village centre masterplan.  The  
 proposed masterplan will be used to identify detailed  
 proposals for public realm improvements which may be  
 delivered through the provision of Community
 Infrastructure Levy (CIL), developer contributions and  
 other funding as and when it becomes available. 
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http://www.alderleynp.com/inventory
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 Policy AE8 has been  amended therefore to require
 proposals to consider community safety and the health  
 and well being of neighbouring residents.  In addition the  
 Parish Council will work with other agencies such as CEC  
 and the police as well as local businesses to try and   
 address any issues arising from existing village centre  
 food and drink premises, particularly in the evenings.

7.28 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 'meanwhile use' for these units which
 encourages temporary use 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.

7.29 NDP Draft Policy AE8: Supporting a Vibrant Village Centre  
 recognises that although the centre is currently relatively  
 healthy compared to many UK centres, there is a need to  
 support the future enhancement of the centre to help  
 secure its continued success in the future.

Policy AE8: Supporting a Vibrant Village Centre

Proposals which enhance the vitality and viability of the 
identified primary shopping area around London Road 
will be supported. Such proposals should include one or 
more of the following: 

1. Public Realm 

A. Schemes which improve the quality of the public  
 realm as well as highway and pedestrian safety   
 including high quality paving, landscaping and   
 seating areas will be encouraged to help maintain  
 the area's attractiveness as a shopping and visitor  
 destination; 

B. Location of waste and recycling facilities to the rear  
 of buildings and within their curtilage.  Bins and  
 containers should be well screened and sited to  
 avoid obstructing footpaths.

C. In line with more detailed proposals set out in the  
 Access and Infrastructure section, schemes which  
 create safe and accessible walking routes for all,  
 providing attractive, well managed pedestrian links  
 and improved signage across the village, to enhance  
 the shopping experience will be supported.    
 Traffic calming measures should help to develop a  
 pleasant, relaxing village environment which is not  
 dominated by through traffic.

D. Car parking provision in line with the policies and  
 proposals in Section 9.0 Access and Infrastructure. 
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E. Improvements to the Station Gateway in line with  
 the policies and proposals in Section 9.0 Access and  
 Infrastructure.

2. Shop Fronts, Safety and Security

A. Conversions or refurbishments of existing retail and  
 business units should be designed to complement  
 the existing character of the village centre and   
 preserve any remaining historical attractive features  
 of buildings as set out in the design guidelines in  
 Appendix 2 Shop Front Design Guide.

B. Temporary use of vacant units for appropriate
 cultural or community use will be supported.       

C. Improvements and extensions to the existing CCTV  
 coverage will be supported within the village centre  
 of London Road and adjacent streets, linked to   
 evidenced need.
  
Schemes for public realm improvements, as well as  
proposals for new development and changes of use  
which require planning consent, should consider   
community safety and protect the amenity, health   
and well being of local residents both during the day  
time and in the evenings.
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 It comprised just a few cottages, the Trafford Arms Inn, a  
 toll bar, a smithy and its principal building: Chorley Hall,  
 the home of the de Trafford family. Census returns in 1841  
 show a population of 561 rising to 2,856 by 1902, reflecting  
 the impact the railway had on the village.  The railway  
 company initially named the station ‘Chorley for Alderley  
 Edge’, later changing it simply to Alderley Edge to avoid  
 confusion with Chorley in Lancashire. This represents the  
 start of the modern village.
 
8.5 The railway company enticed wealthy industrialists from  
 Manchester with offers of free season tickets if they built  
 homes with a rateable value of £50 or more on the Edge.  
 These were then serviced by tradesmen, servants and
 shopkeepers living at the bottom of the 400 foot
 escarpment. Following the construction of the railway in  
 1842, the local landowner, Sir Humphrey de Trafford, laid  
 out an extensive estate of new roads and new houses  
 were added incrementally, filling in most of the available  
 areas by 1910.

8.6 Cheshire Historic Towns Survey Alderley Edge And Nether  
 Alderley Archaeological Assessment, 20031  provides more  
 detail about the area's historical development.  

 Planning Policy Context

8.7 NPPF paragraph 170 sets out that 'planning policies and  
 decisions should contribute to and enhance the natural  
 and local environment by: a) protecting and enhancing  
 valued landscapes' and 'b) recognising the intrinsic char 
 acter and beauty of the countryside.'   

8.8 The NPPF recognises the importance of good design.   
 Paragraph 124 sets out that 'the creation of high quality
 buildings and places is fundamental to what the
 planning and development process should achieve. Good  
 design is a key aspect of sustainable development,   
 creates better places in which to live and work and helps  
 make development acceptable to communities.'
 Paragraph 125 advises that 'design policies should be  
 developed with local communities so they reflect local  
 aspirations, and are grounded in an understanding and  
 evaluation of each area's defining characteristics.
 Neighbourhood plans can play an important role in
 identifying the special qualities of each area and
 explaining how this should be reflected in development.'  
 Paragraph 184 notes that heritage 'assets are an
 irreplaceable resource, and should be conserved in a  
 manner appropriate to their significance, so that they  
 can be enjoyed for their contribution to the quality of life  
 of existing and future generations.

8.9  CEC's Local Plan Strategy Policy SE 1 Design sets out that  
 'development proposals should make a positive
 contribution to their surroundings in terms of sense of  
 place, managing design quality, sustainable urban,
 architectural and landscape design, liveability / workability  
 and designing in safety.'  Policy SE 4 The Landscape
 advises that '1. The high quality of the built and natural  
 environment is recognised as a significant characteristic  
 of the borough. All development should conserve the  
 landscape character and quality and should where
 possible, enhance and effectively manage the historic,  
 natural and man-made landscape features that

1  http://www.cheshirearchaeology.org.uk/wp-content/uploads/HTS_Arch_Assess_Alderley-Edge-and-Nether-Alderley.pdf54 13

http://www.cheshirearchaeology.org.uk/wp-content/uploads/HTS_Arch_Assess_Alderley-Edge-and-Nether-Alderley.pdf


 contribute to local distinctiveness of both rural and urban  
 landscapes.'  Policy SE 7 The Historic Environment sets out  
 that 'The character, quality and diversity of the historic  
 environment will be conserved and enhanced. All new  
 development should seek to avoid harm to heritage   
 assets and make a positive contribution to the character  
 of Cheshire East's historic and built environment,
 including the setting of assets and where appropriate, the  
 wider historic environment.'  

 Landscape Character

8.10 Alderley Edge parish includes the following local
 landscape types as shown on Map 5 below:
 • Estate, wood and mere
 • Lower farms and woods
 • Mossland

8.11  Cheshire East Local Landscape Designation Review
 Prepared by LUC May 20181 provides Statements of
 Significance including for Alderley Edge (and West
 Macclesfield). Special Qualities of this area include:
 • The dramatic and distinctive sandstone escarpment at  
  Alderley Edge with its nationally important geological  
  exposures (SSSI), offering panoramic views across the  
  wider area.
 • Frequent mature trees (including specimen oaks) and  
  large woodland blocks, including ancient woodland  
  sites, creating texture and wider estate character.

 • The cohesiveness of the estate landscapes, many   
  focused around distinctive historic buildings set within  
  an undulating and wooded landscape of fields linked by  
  quiet country lanes.
 • High recreational amenity and open space value,
  providing an important resource to nearby urban areas.
 • Sparsely settled, strongly agricultural landscape with  
  numerous scattered farm buildings and country houses  
  and halls with strong vernacular styles.
 • Varied views, with visibility often limited by woodland.  
  Longer views across the borough are from higher
  vantage points.
 • Trees on higher ground create wooded skylines visible  
  from the surrounding landscapes. The prominent   
  wooded ridgeline of Alderley Edge is visible from the  
  Manchester conurbation.
 • An intact rural landscape with few detracting elements.  
  A rich variety of woodland cover and a lack of intrusion  
  from major infrastructure and development contribute  
  to a sense of enclosure and tranquillity.

1  https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/researchand-evidence/environment/en-ldf-landscape%20study.pdf50 55

https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/researchand-evidence/environment/en-ldf-landscape%20study.pdf


Map 5: Local Landscape Types
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The setting of the village within its landscape

8.12 Residents of Alderley Edge place a high value on the   
 separation of the village from Wilmslow, its closest - and  
 larger - neighbour, located to its north. At present the  
 Whitehall roundabout represents the most prominent  
 separation between the two. The roundabout stands at  
 the junction of the main road between Wilmslow and  
 Alderley Edge and between the dual carriageway   
 Wilmslow/Handforth bypass and the single carriageway  
 Alderley Edge bypass, named the Melrose Way. To the  
 north west of Alderley Edge, the Alderley Edge Golf Club  
 straddles the border between the two parishes and also  
 contributes to providing a visible green separation   
 between the two parishes.

8.13 To the south of the Whitehall roundabout there is some  
 development, but this is of low density, with mature trees  
 lining the roadside.  There is a discernible green gap
 comprising playing fields and pasture before the edge of  
 the settlement and then the main centre of the village are  
 reached. This is Green Belt land and it is important that  
 this is protected where possible in order to preserve visual  
 separation between the two settlements and to support  
 the purposes of the Green Belt as set out in paragraph 134  
 of the NPPF, including to check the unrestricted sprawl of  
 large built-up areas and to prevent neighbouring towns  
 merging into one another. 
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8.14  From the south, east and west the village is approached  
 from open or wooded countryside and the village
 boundary largely reflects the transition from open
 countryside into the village.

8.15 These approaches to the village are shown in the
 photographs on the following pages.
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Approach to Alderley Edge from Wilmslow Approach to Alderley Edge from Macclesfield

Approach to Alderley Edge from south westApproach to the village from Knutsford along Brook Lane



8.16  NDP Policy AE9 aims to protect the special features that  
 contribute to local landscape character and ensure new  
 development is sensitive to the attractive local
 countryside and does not compromise those parts of the  
 green belt which provide visible separation of Alderley  
 Edge from neighbouring Wilmslow.

 A. Mature trees, including specimen oaks,
  hedgerows and any areas of mature woodland;
 B. Estate landscapes and historic and traditional 
  agricultural buildings;
 C. Traditional field patterns and boundaries such as
  railings and brick walls.

Policy AE9: Landscape Character and Access

Proposals should be sited and designed to ensure they 
are sensitive to the distinctive landscape character of 
Alderley Edge parish and the setting of the village in its 
wider landscape.  In particular schemes will be required 
to address the following landscape design principles:

1. Development proposals on the edges of the built up  
 area will be required to provide an appropriate
 transition from the wider rural area to the built form  
 of the settlement, with landscaped buffer zones  
 using locally appropriate species in boundary
 treatments; 

2. Development proposals must not significantly harm,  
 individually or cumulatively, characteristic features  
 within the local landscape. The characteristic   
 features within the landscape include, but are not  
 limited to the following:

59

Development proposals within the neighbourhood plan 
area should ensure the adequate separation of the built 
up area of Alderley Edge and the neighbouring town of 
Wilmslow.



60

Map 6: Alderley Edge Green Belt



8.18  Given the relative paucity of publicly accessible green  
 space within the village it is important that the existing  
 green spaces are protected and only released where there  
 is a strong case to do so, with alternative green spaces  
 provided to compensate.  Section 10 Community Facilities  
 identifies and protects public open spaces and
 recreational facilities.

8.19 Paragraph 99 of the NPPF sets out that 'the designation of  
 land as Local Green Space through local and
 neighbourhood plans allows communities to identify and  
 protect green areas of particular importance to them.  
 Designating land as Local Green Space should be
 consistent with the local planning of sustainable
 development and complement investment in sufficient  
 homes, jobs and other essential services.'

8.20 Paragraph 100 goes on to say that 'the Local Green Space  
 designation should only be used where the green space is:
 
 a. in reasonably close proximity to the community it  
  serves,
 b. demonstrably special to a local community and holds  
  a particular local significance, for example because of  
  its beauty, historic significance, recreational value
  (including as a playing field), tranquillity or richness of  
  its wildlife; and
 c. local in character and is not an extensive tract of land.'

8.21 Local Green Space designation should not be used for  
 areas which are already protected by other forms of
 designation such as Green Belt, and recreation areas and  
 sports facilities which are covered under other planning  
 policies. 61

8.22 Following an assessment of potential areas which may  
 meet the criteria set out in paragraph 100 and which are  
 not otherwise protected, the Steering Group has
 identified the following as Local Green Spaces.  These are  
 justified in Figure 3 and shown on Map 7. The proposals  
 relating to Local Green Spaces  received over 95% support  
 from survey respondents in the draft consultation held in  
 February 2020.  Clearly this level of support helps to show  
 that each is "demonstrably special" to the local
 community and that the Local Green Spaces should be  
 protected.
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1. Triangle by War Memorial

2. Square in Wood Gardens



Figure 3: Justification for Proposed Local Green Spaces
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Policy AE10: Local Green Spaces

The following areas as identified on Map 7 are
protected as Local Green Spaces:

 1. Triangle of grass and trees at junction of Ryleys  
  Lane and Wilmslow Road
 2. Square in centre of Wood Gardens
 3. Triangle of grass at junction of Heyes Lane, Moss  
  Road and Duke Street
 4. Triangle of grass at junction of Chorley Hall Lane  
  and Ryleys Lane
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 Built Character

 Conservation Areas
 
8.23 There are three Conservation Areas in the village of
 Alderley Edge:  Elm Grove (Alderley Edge) Conservation  
 Area, Davey Lane (Alderley Edge) Conservation Area and  
 Alderley Edge Conservation Area. These areas are shown  
 on Map 8.

4. Triangle at junction of
Ryleys Lane/Chorley Hall Lane

3. Triangle at junction of
Heyes Lane/Moss Road

Proposals for inappropriate development will only be
allowed in very special circumstances.



Map 8: Alderley Edge Historic Environment
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Alderley Edge Conservation Area

8.24 The Alderley Edge Conservation Area was designated in  
1974, expanded in 1989 and again in 1997.  The
Conservation Area is dramatically situated on a steep  
sandstone ridge with rolling fields and woodland  
surrounding it. The village of Alderley Edge forms its north  
western boundary and the northern side of the Edge  
overlooking the village comprises the villas that wealthy  
Victorian families built from the 1840s onwards and which  
form the focus for the Conservation Area. New building  
within the Conservation Area has continued through the  
20th century and the area remains popular with
developers to the present day. 

8.25 The Review of the Conservation Area carried out by
Macclesfield Borough Council in June 20041  notes that: 

'The Alderley Edge Conservation Area is notable for its  
landscape features: trees, winding hilly lanes, setted   
carriageways, and stone walls; and less obviously for its  
fine collection of mid- to late-19th century buildings, all  
set in large, well-maintained gardens. Modern
development has impinged in places but the generous  
plot sizes and surviving 19th century planting shields  
much of it from view.'

8.26 The report also notes some threats to the character of the  
Conservation Area:
• The addition of various security features including high

gates, especially solid ones, and metal railings. (This
trend has continued.)

• Sub-division of properties, resulting in increased traffic,
noise, pressure for extensions and additional fencing,
with associated building activity.
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• The age of many of the mature trees, which form the
most important feature of the Conservation Area.

• Pressure to replace existing properties, which are
typically single dwellings within large landscaped
gardens with larger ones, which threaten the traditional
plot ratios.

8.27 These threats remain, with recent developments replacing  
existing houses with larger scale properties.  This impacts  
adversely on the distinctive character of the area by   
increasing density, height and scale of built form within  
residential plots, and reducing the areas of green space  
taken up with mature landscaped gardens.

8.28 The Conservation Area Appraisal also includes detailed  
Design Guidelines for New Development (see paragraph  
7.4).  These guidelines have been brought forward into  
NDP Policy AE11 in order to help give them more weight in  
decision making and to ensure that key features are
protected and any future changes are sympathetic to the  
special character of the Conservation area.

8.29 The Conservation Area Appraisal also considers the
density of new development.  The Appraisal notes in
paragraph 7.5 that ' Historically, the buildings of the
Alderley Edge Conservation Area were laid out in
generously sized plots, surrounded by hedges and trees,  
which have now reached maturity and make a valuable
contribution to the streetscape. It is therefore very
important that all new development respects these
historic precedents and any new buildings are provided  
with a suitable setting. 

1 The Alderley Edge Conservation Area Appraisal,  Macclesfield Borough Council, June 2004  https://www.cheshireeast.gov.uk/pdf/environment/conservation-areas/alderley_edge_conservation_area_appraisal.pdf

%20https://www.cheshireeast.gov.uk/pdf/environment/conservation-areas/alderley_edge_conservation_area_appraisal.pdf


 Every new building should therefore have a suitably-sized  
 garden and the proposed access should not impinge on  
 the street scene. Proposed development which
 encroaches into existing gardens will not be supported by  
 the Council, unless such development can be
 accommodated without damage to the setting of the  
 original building or to existing mature trees and planting.'   
 The constraints have also been brought forward into   
 Policy AE11.

8.30 The Appraisal also sets out guidelines for extensions to  
 preserve the spatial architectural or historic interest of the  
 listed structure or building.  These also have been brought  
 forward in Policy AE11.
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Policy AE11: Protecting and Enhancing the
Conservation Area

Development proposals in the Alderley Edge
Conservation Areas should be carefully designed using 
good quality materials and detailing. Development 
proposals that harm the special character of the
conservation area and its setting will be resisted.

All development proposals should, where applicable, 
demonstrate how regard has been had to the Alderley 
Edge Conservation Area Appraisal.



 Listed Buildings

8.31 There are 30 listed buildings in Alderley Edge. All are   
 Grade II, with the exception of the privately-owned
 Chorley Hall, which is Grade I, and the Church of St Philip  
 and St James, which is Grade II*. These include:

• A small number of buildings from before the 19th century  
 expansion of the village, such as The Cottage on Trafford  
 Road and Holly Trees on Hough Lane;
• A number of mid 19th century villas and their associated  
 lodges, built between 1840 and 1900;
• Two churches and the village school, all dating from  
 around 1850;
• The War Memorial dating from 1921
• Tower Garage, a rare surviving example of a space-age  
 inspired car showroom of the early 1960s

 Church of St Philip & St James
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A full schedule of Listed Buildings is set out in Appendix 3.
A schedule of Locally Listed buildings is set out in Appendix 4.

Tower Garage

Methodist Church



 Village Centre

8.32 The village is divided north-south by the railway line, with  
 the station located at the northern end of the main
 shopping street, London Road. London Road does not lie  
 within the current Conservation Area, but it does border it  
 on the eastern side, and it is important that development  
 in the village centre respects the value that it gains by  
 being adjacent to a historically protected area.

 Community Consultation

8.33 In their responses to the village consultation carried out in  
 July 2017 residents prioritised having open green spaces  
 inside the village, access to countryside and retaining  
 green space separation from Wilmslow as high priorities.
 
 Local Character and Design Codes

8.34 The Steering Group has identified six distinctive focus  
 areas which are considered in the AECOM report
 providing Design Codes for the NDP.  These are:

 Focus Area A: A mature residential area where
 development has progressed from Victorian Times to the  
 present time. Infill or new houses replace large old villas. A  
 large private housing post war estate has been developed  
 in the Eaton Drive areas.  This is characterised by large  
 wide plots, detached dwellings and generous open front  
 gardens. The houses are all very individual, with a variety  
 of styles and materials. There is a leafy feel to the area,

 with mature street trees, hedgerows and strong
 boundaries. The area is distinguished by 3 schools and a  
 prominent church.

 Focus Area B: This area comprises a large private post war  
 estate from 1960s-1970s. There are some older 20th
 century properties, 2 large public open spaces and
 allotments present in the areas. The Redesmere Estate is  
 spacious, fairly low density and includes a mix of houses  
 and bungalows, suburban in character. The dwellings are  
 typical of the 1970s but do not have any distinctive
 Alderley Edge characteristics. The 21st century new
 developments reflect the character of Alderley Edge in  
 choice of materials and detailing. There is a leafy feel to  
 the area due to mature trees to through routes and open  
 spaces.

 Focus Area C: This area largely comprises the Alderley  
 Edge Conservation Area.  It is located on the side of a  
 steep bank on the edge of the escarpment with areas of  
 woodland and open fields used for sheep grazing.    
 Wooded paths lead to the National Trust owned area.  The  
 layouts consist mainly of large houses set in substantial  
 garden plots with lawns and mature trees. Buildings   
 largely date from the mid-19th century to early 20th
 century with some modern buildings.  Some large villas  
 have been subdivided.  Most are two storeys.  Notable  
 features include some cobbles on streets, stone walls,  
 traditional street lamps and a drinking fountain.  There are  
 views out to the village and open countryside.
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 Focus Area D: The area covers the centre of the village  
 with its retail and commercial uses. Development is
 generally denser and higher along London Road with  
 network of small side street leading from this with   
 terraced housing. Larger houses and lower density
 development beyond that, with a general leafy character,  
 significant amount of open space, green frontages and  
 views to The Edge. 
 
 Focus Area E: The area has a mix of development, types  
 and styles, with clearly visible chronological development,  
 with a few rare architectural period buildings remaining.  
 Victorian and Edwardian additions and the clearly defined  
 post war social housing. Other private post war
 development is generally smaller scale or one-off houses.

 Focus Area F: Large element of open green space in the  
 centre of the area. Residential development generally low  
 density with landscaping and leafy feel. Noise from traffic  
 on B5359 is significant. There is a railway to eastern edge.  
 Zone F forms separation between Alderley Edge and   
 Wilmslow. 

 These areas are indicated on Map 9. Refer to Alderley Edge

70

Design Codes section 3.7.



Map 9: Alderley Edge Focus Areas
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Policy AE12: Local and Historic Character

1. Local Character

A. Development proposals should demonstrate how  
 they have considered the distinctive characteristics  
 of the relevant Focus Area in which they are located,  
 or which they adjoin, and show how they have used  
 the Design Codes* o inform their detailed approach  
 to design.  This should include consideration of the  
 context in terms of height, density, materials, land 
 scape, and building line and the overall contribution  
 to maintaining the village character.

B. Designs should include visual references or cues to  
 local materials and detailing where possible and  
 should demonstrate that they will make a positive  
 contribution to local character, achieving appropriate  
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C. New development should be complementary to the  
 village’s particular architectural identity, and   
 uniqueness of the High Street with its mix of   
 modern and traditional buildings and shopfronts. 

D. Contemporary designs will be supported where they  

 existing character of the area.

2. Historical Character

A. Development proposals should be sensitively   
 designed to respect and enhance Alderley Edge’s  
 distinctive historic environment and setting.

B. Designs should demonstrate that they have
 considered any nearby designated and
 non-designated heritage assets and ensure that any  
 heritage assets are protected according to their   
 significance.

C.
 
 
 
 
 
 

D.

E.
 
 

8.35 Policy AE12 requires development to take into careful  
 consideration local character and context and draws from  
 the relevant design codes which are provided as a
 background document and part of the evidence base of  
 the NDP.

t

*Refer to Appendix 5 Alderley Edge Design Codes.

integration which may introduce variety and
visual interest.

are of suitable design quality and enhance the

New development should avoid harm to the
significance of the Conservation Areas, and wherever
possible, make a positive contribution to their
character and setting. Development which impacts
on the conservation areas should demonstrate
considerationof the Alderley Edge Conservation
Area Appraisal (2004) and / or any more up to date
documents.

Schemes will be required to respect the village grain.

Only a good level of design quality, which is in
keeping with the overall character of the village
will be acceptable.



 Townscape and Views

8.36 There are a number of key views within and surrounding  
 the village which should be maintained and protected.
 Of these, there are some high quality open views from the  
 village to the open countryside on the edges which will be  
 particularly sensitive to development like views 1, 2 and 3.  
 View 2 provides an interesting open view towards the  
 Edge. There are also long views towards the village like  
 views 3, 4, 5, 6 and 7. To protect the sensitive edges from  
 development and conserve Alderley Edge’s village
 character measures such as soft edges including tree and  
 hedge planting should be adopted as well as opting for  
 lower densities. Partly obscured views 8 and 9 towards the  
 village and landscape features are of interest.

8.37 However, there are not many internal views. The village  
 townscape is characterised by heavy vegetation, which
 create corridors and enclosure in the public real. The   
 winding roads, mature trees, walling and shrubbery create  
 interesting views 10, 11 and 12 with glimpses of houses to  
 the east of the village centre.
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8.38 Because of the heavily wooded landscape on the Edge to   
 the south of the village there are relatively few public   
 views back over the village. The one exception is the view   
 from Castle Rock, one of two prominent viewpoints from   
 the top of the escarpment (the other being Stormy Point,   
 which looks out to the east, away from the village). This   
 provides views out over mostly open countryside towards   
 Manchester in the distance. The view mostly comprises   
 open fields, although previous low-intensity development   
 along Moss Road is visible in the foreground.  It is
 important that the views from this important heritage   
 and leisure site are protected.  This view is shown in the   
 photograph on page 76 marked No.13.
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1. An open view onto the
 rural landscape

2. A view towards the Edge

3. An open view onto the Green Belt
 in the south of the village

4. A long view onto St Philip and
 St James Church

5. A long view towards the village centre

6. An open view onto the rural landscape

7. The village ‘edge’ seen when
 approaching Alderley Edge

8. A partly obscured internal view
 to the Edge

9. A partly obscured view towards the
 village from one of the footpaths

10. One of the interesting internal views

11. Partly obscured internal view

12. Internal view

13. View of Alderley Edge from
     Castle Rock  

1 2 3

4 5 6

7 8 9

10 11 12
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Map 10: Views
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13 From Castle Rock to Alderley Edge



8.39 Therefore, views from and within the village as well as  
 views looking to the village from the rural fringe should  
 be carefully addressed.  Policy AE13 aims to protect these  
 views as key and important features of the local
 townscape which contribute to the attractive setting of  
 the village in its wider landscape context.
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Policy AE13:  Views and Townscape

Map 10 illustrates a range of indicative viewpoints 
valued by the community.

In accordance with Policy AE9, development proposals 
must not significantly harm, individually or
cumulatively, characteristic features within the local 
landscape, including its openness.

Development proposals will be expected to consider 
and mitigate harmful impacts arising on the local 
landscape with due regard to Map 10 where
applicable.



9.5 Car ownership in Alderley Edge is high compared to other  
 areas, reflecting the relatively high levels of affluence of  
 those living in the community. The most up to date
 statistics are those taken from the 2011 Census and   
 showed that Alderley Edge had an average of 1.5 vehicles  
 per household compared with a national average at that  
 time of 1.2 vehicles per household. The figure is now likely  
 to be substantially higher.

 Figure 4: Car Ownership

9.6 The village has only four small car parks, with a maximum  
 capacity of 195 parking spaces.  Parking at the station is  
 very limited with the result that pressure is placed on  
 neighbouring residential streets with widespread on   
 street and on pavement parking. Previous public car   
 parking at Alderley Edge Festival Hall has, since the
 construction of the new Medical Centre, been removed  
 from general public access, removing some 30 spaces  
 from the number available for general visitors or shoppers.

 Introduction

9.1 Transport issues are highly significant for local people in  
 Alderley Edge and have dominated the responses to   
 public consultations across all themes of the NDP.  

9.2 There has been a railway station at Alderley Edge since  
 the middle of the 19th century and the development of  
 many of the houses in the village was closely linked to the  
 growth in the commuting population to Manchester.   
 There are currently direct train services to Manchester,  
 Manchester Airport and Crewe, with convenient
 connections to London and most other parts of the country.

9.3 Bus stops with an hourly service (130) to Macclesfield,  
 Wilmslow, Handforth and East Didsbury are located on  
 London Road.  This means that the existing public
 transport infrastructure is focused on the centre of
 Alderley Edge and as a result, residents living on the   
 periphery of the village and neighbouring villages have to  
 come into the village centre to access public transport  
 facilities, as well as other village amenities, such as shops. 

9.4 A bypass around Alderley Edge was completed in 2010 to  
 relieve the A34 London Road which runs north-south  
 through the village. Although this has removed most  
 heavy traffic from the centre, through traffic on London  
 Road can still be significant, especially at peak times in  
 the morning and later afternoon.  Residents have also  
 voiced concerns regarding the condition of many of the  
 roads in the village.

9. Access and Infrastructure
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All households 2,197 100%

No cars in household 286 13.0
1 car or van in household 910 41.4
2 cars or vans in household 752 34.2
3 cars or vans in household 184 8.4
4 or more cars or vans in household 65 3.0

Sum of all cars or vans in the area 3,265 



9.10 The Local Plan Strategy sets out CEC's approach in Policy  
 CO 1 Sustainable Travel and Transport.  This advises that  
 the Council will expect development 'To deliver the
 council objectives of delivering a safe, sustainable, high  
 quality, integrated transport system that encourages a  
 modal shift away from car travel to public transport,  
 cycling and walking; supportive of the needs of residents  
 and businesses and preparing for carbon free modes of  
 transport.'

 Community Consultation

9.11 The 2017 Questionnaire included Q5.1 Do you believe that  
 the centre of the village (on or around London Rd) needs  
 to be improved? To which 71.5% of respondents gave the  
 answer ‘yes’. Further Q5.2 asked, ‘If you do believe   
 improvements are needed which of the following do you  
 believe would most help this improvement?’ 
 The responses showed that improved parking scored  
 most highly (4.2 out of 5) in terms of what would help  
 improve the village centre. More pedestrian friendly
 environment scored 3.6 out of 5 and providing better  
 landscaping in the village centre scored 3.5 out of 5.

9.7 Cycling is growing in popularity but infrastructure is
 limited, putting further pressure on the road network.

9.8 Any future increase in dwelling numbers is expected to  
 add to congestion problems, whilst additionally the   
 ageing population might struggle to access the
 centrally-located public transport infrastructure and   
 amenities (including shopping).

 Planning Policy Context

9.9 The NPPF sets out how planning has a role in promoting  
 sustainable transport.  Paragraph 102 sets out that
 'transport issues should be considered from the earliest  
 stages of plan-making and development proposals so  
 that: a) the potential impacts of development  on
 transport networks can be addressed; b) opportunities  
 from existing or proposed transport infrastructure, and  
 changing transport technology and usage, are realised –  
 for example in relation to the scale, location or density of  
 development that can be accommodated; c) opportunities  
 to promote walking, cycling and public transport use are  
 identified and pursued; d) the environmental impacts of  
 traffic and transport infrastructure can be identified,  
 assessed and taken into account – including appropriate  
 opportunities for avoiding and mitigating any adverse  
 effects, and for net environmental gains; and e) patterns  
 of movement, streets, parking and other transport
 considerations are integral to the design of schemes, and  
 contribute to making high quality places.'  
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9.14 The Group Objective and Vision is a village whose
 character, heritage, green spaces and other natural   
 assets are sustained for the enjoyment of present and  
 future generations. Within this space, to create a safe,  
 pedestrian and cycle friendly environment with easy  
 access throughout. To encourage sustainable transport  
 modes as an alternative to vehicular use. To support the  
 improvement of public transport whilst addressing   
 acknowledged parking provision constraints. 

9.15 The NDP Steering Group recognises that increasing rates  
 of walking and cycling in the village are key to tackling  
 local problems associated with traffic volumes and lack of  
 parking space.  Encouraging walking and cycling is a cross  
 cutting issue and the Draft NDP supports linkages to  
 existing networks in other planning policies such as those  
 addressing housing and the economy (particularly in  
 relation to the village centre).

9.16 In order to support other policies there is a need to identify  
 existing networks for walking and cycling and to consider  
 how new routes could be provided to ensure a safe and  
 suitable network linking residential areas to local facilities,  
 the rail station and other public transport nodes and to  
 the wider countryside.  Map 11 sets out primary access
 ways alongside complementing public rights of way and  
 key sites. This network should be enhanced to  encourage  
 and to promote alternate modes of travel to car travel.  
 There are known deficiencies in this that should be   
 addressed as a programme of work. 

9.12 In summary, what residents have said they want is:

 • Easy access to countryside, especially The Edge
 • Convenient transport links
 • Improved parking
 • Having open green spaces within and accessible from  
  the village
 • Reduced impact of traffic in village centre 
 • Diverse and independent businesses

9.13 The NDP Transport Group have identified the following  
 key issues:

 • The need to ensure that infrastructure and services have  
  the capacity to respond to the growth of the village and  
  support the local economy
 • Exploring how development can link with transport  
  networks and hubs and reduce car journeys
 • Encouraging walking and cycling in the village through  
  establishing networks and improving routes and related  
  factors such as cycle storage, lighting etc.
 • Looking at parking in the village holistically and to work  
  with other groups to devise an overarching strategy
 • Ensuring new development does not cause parking or  
  other sustainability issues
 • Reduction of traffic speed in the village

6780



Map 11: Roads, Bridleways and Footpaths
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9.17 Such an approach would support proposals in the
 Cheshire East Local Transport Strategy 2011 - 2026 (to be  
 superseded by the Local Transport Plan once finalised)  
 which includes Policy S7 Walking: Work with stakeholders  
 to improve facilities for walking so that it is attractive for  
 shorter journeys and Policy S8 Cycling: Work with stake 
 holders to improve facilities for cycling so that it is
 attractive for shorter journeys.  Cheshire East's Cycling  
 Strategy 2017 - 20271  has the aim of providing a framework  
 that provides cycling principles and a strategy for Council  
 departments and partners to work together to get more  
 people cycling. 

9.18  NDP Draft Policy AE14: Sustainable Transport Routes   
 promotes a network of routes connecting key areas and  
 facilities in Alderley Edge and requires new development  
 to connect to, and enhance the routes, where this is   
 appropriate. Policy AE14 received over 95% support in the  
 draft consultation held in February 2020.
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Development proposals should demonstrate that they 
have considered and incorporated connectivity to this 
network. Developments will be supported where they 
provide new cycle paths and walking paths, that
integrate with existing routes and contribute to 
reduced use of cars.

1  https://www.cheshireeast.gov.uk/pdf/highways/cycling/cheshire-east-council-cycling-strategy-march-2017.pdf

 Supporting Use of Public Transport in New Development

9.19 In addition to encouraging more walking and cycling in  
 Alderley Edge, there is a need to ensure new
 developments are located in areas with good access to the  
 public transport network to maximise local use of the bus  
 and rail networks.  The locations of these facilities are  
 shown in Map 12: Public Transport Facilities

Policy AE14:  Sustainable Transport Routes

Development proposals should, wherever feasible, 
include linkages to existing footpaths and cycle routes 
(as identified on Map 11) in order to improve
connectivity between existing networks and to 
enhance the attractiveness of walking and cycling in 
and around Alderley Edge village and the wider area. 

Where feasible, development proposals will be
expected to:

• Retain and where necessary improve all existing  
 public rights of way.
• Design new walking and cycling routes to maximise  
 safe accessibility for all non-vehicle users. Path   
 widths should be suitable for safe use by users of  
 mobility scooters, wheelchairs and pushchairs.
• Ensure all new and existing pedestrian and cycle   
 routes within the built-up area are well lit with   
 carefully designed, directional lighting to encourage  
 confident use and reduce anti-social behaviour.  
 Routes should not be enclosed on both sides by  
 high fences, walls or hedging which can lead to   
 narrow, unattractive corridors with limited
 overlooking.

https://www.cheshireeast.gov.uk/pdf/highways/cycling/cheshire-east-council-cycling-strategy-march-2017.pdf


9.20 Local Transport Strategy Policy S1 Spatial Planning: Seeks  
 to 'minimise the future need to travel through a strategic  
 approach in the Local Development Framework that  
 focuses most new development in locations where there  
 is a good range of housing, jobs, shops and services   
 already accessible by public transport, cycling and walking.'

9.21 At a local level the NDP supports new residential and  
 business development within the built up area, but such  
 new development should also demonstrate that there is  
 good access to local bus routes and the rail station and  
 that most users will not need to use cars in order to utilise  
 public transport facilities. It is noted that existing public  
 transport routes are north to south with weak provision  
 east to west, therefore any recommendations that
 developments link to public transport will always be
 compromised.

9.22 Manual for Streets1  sets out that 'walkable neighbourhoods  
 are typically characterised by having a range of facilities  
 within 10 minutes’ (up to about 800 m) walking distance  
 of residential areas which residents may access
 comfortably on foot …. MfS encourages a reduction in the  
 need to travel by car through the creation of mixed-use  
 neighbourhoods with interconnected street patterns,  
 where daily needs are within walking distance of most  
 residents' (see Section 4.4).  Alderley Edge is not a large  
 urban area, and most residential areas are within a   
 distance of 800m walking distance of local facilities, bus  
 stops and the station.  This demonstrates a sustainable  
 pattern of development which should be continued.

8370
1  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/341513/pdfmanforstreets.pdf

Map 12: Public Transport and Footpaths

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/341513/pdfmanforstreets.pdf


9.23 NDP Policy AE15: Promoting Accessibility to Public
 Transport requires new development to demonstrate its  
 location is close and accessible to bus and rail facilities  
 and that travel plans are provided to show how private car  
 use by will be minimised. 96.97% of respondents
 supported Policy AE15 in the draft consultation held in  
 February 2020.
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 Car Parking

9.24  The NDP Steering Group recognises that improved
 management of existing car parking in terms of
 introduction of residents only parking schemes, on street 
 parking restrictions, time limits and pricing may all help to  
 reduce the extent of on street parking in some areas   
 (although there is always a risk that restricting parking in  
 some areas will simply move the problem into other   
 areas).  In addition, other policies and proposals in the  
 NDP provide a strong and supportive framework to   
 encourage more walking and cycling and greater use of  
 public transport facilities.  However, the Group also
 recognise that there is a need for a more ambitious   
 approach to address current parking problems in the  
 village.

 Public Consultation

9.25 Public consultation responses have shown that shortage  
 of public car parking spaces in and around the village  
 centre and at the station are one of the most important, if  
 not the most important, issue for local residents and local  
 businesses. 

9.26 A Car Parking Review1 document was prepared by the  
 Parish Council for public consultation in January 2016.   
 This considered several options to help address parking  
 pressures in and around the village centre:
 • Add new parking spaces in order to serve the
  refurbished Festival Hall and Medical Centre
 • Add new parking spaces designated specifically as long  
  stay parking for those needing to park all day (primarily  
  those working in the village)

1  Car Park Review 2016, www.alderleynp.com/inventory

Policy AE15:  Promoting Accessibility to Public
Transport

Proposals for new residential and business-related 
development in Alderley Edge should demonstrate that 
they are sited in sustainable locations with good access 
to services and public transport facilities. Proposals for 
major development should be located within reasonable 
walking distance of key services, shops, bus stops and 
the train station.

Where appropriate, travel plans will be required to 
demonstrate how the proposal supports movement of 
future residents, visitors, customers and employees by 
means other than the private car, and in particular how 
proposals encourage use of local public transport
facilities for longer journeys. Travel plans should also 
demonstrate the consideration and implementation of 
schemes such as car share plans, investment and
support in local public transport services and the
promotion of alternatives to private car use.

http://www.alderleynp.com/inventory


 • Reconfigure existing village centre car parking (notably  
  the South Street car park, but also including in due   
  course the Ryleys Lane Car Park) to provide short term  
  car parking for those using shops, personal care services  
  and restaurants/cafés/bars along and close to London Road.

9.27  In addition consideration was given to the provision of  
 new car parks. The proposed solutions centred on the  
 extension of an existing car park and the potential
 creation of a new one:

 • Ryleys Lane: extension to the existing car parking along  
  the northern edge of the park. This site is located within  
  a reasonable distance of the village centre. Extension of  
  this site will require the recreational space to be
  provided elsewhere

 • Chorley Hall Lane: a car park providing 100 spaces on  
  the lower end of the playing fields, which will provide  
  low-cost long stay car parking spaces for those working  
  in the village. There are some drawbacks to the site: the  
  location entails a slightly longer than ideal walk into the  
  village, and access across the railway bridge is narrow.

 • Heyes Lane: a car park providing 44 car parking spaces.  
  This will include an access road to the Festival Hall,  
  relieving traffic pressures on Stamford and Talbot   
  Roads. It will also ensure the viability of the revitalised  
  Festival Hall by providing additional car parking space  
  for evening and weekend events
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9.28  A parking survey was undertaken in January 2019 by   
 Neighbourhood Plan volunteers and a local school.  This  
 identified a high number of business, employee and   
 commuter users and a need for more long stay parking up  
 to 10 minutes walk away to increase business
 productivity and free up central parking spaces for
 customer shorter stay parking to support local businesses.

9.29  A business survey also undertaken in January 2019 by the  
 Love Alderley Group in conjunction with the
 Neighbourhood Plan Economy Group and publicised  
 widely indicated that over half of respondents felt that  
 parking was inadequate for both staff and customers  
 whilst just under half considered public transport links for  
 staff inadequate.   

9.30  Following further consideration the preferred approach is  
 to conditionally support the re location of a section of the  
 park at Ryleys Lane to an accessible location within or
         adjoining the built up area. This is to allow the extention of
         the existing car park but still ensure no net loss of greenspace
         for public use within the village.



9.31  Ryleys Lane park is a public park provisioned and
 maintained through CEC. It has good facilities with a
 recreation space, children’s play areas, tennis courts,   
 table tennis tables, seating, band stand, bowling green  
 and players hut. The park is a community focal point   
 and has capacity for use in local events, such as the   
 May Fair. The park is located and abuts to the western  
 side of the rail line running North / South through the  
 village. A footpath links the park to Chorley Hall playing  
 fields through an allotment site. The rail line
 unfortunately separates the park from the commercial  
 centre and remainder of the village, meaning that   
 access must be sought from the northern, or
 southern ends. Provision of a non-vehicular    
 crossing of the rail line midway is an aspiration. The   
 park has a 39-space car park on its north western   
 boundary. The intent would be an extension of this   
 facility to nearly double its existing size and so ease   
 parking conditions in the village. This is favourably   
 supported in the community. Given potential for trends  
 in alternative transport to cars and possible decrease in  
 car usage the implementation of  car park extension   
 should be done in a manner that can be readily   
 reversed. Also given the site’s location in the    
 park and close proximity to the church appropriate   
 usage of landscaping and natural screening should be  
 employed.
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9.32 NDP Draft Policy AE16 supports the extension of the car  
 park at Ryleys Lane, provided that equivalent park land  
 area (approx. 1200m2) can be provided elsewhere in   
 Alderley Edge. Policy AE16 received 92.54% support in
 the draft consultation held in February 2020.   
 

Policy AE16:  Supporting the provision of
additional parking spaces at Ryleys Lane car park 
which is adjacent to the Park to improve car parking 
facilities in Alderley Edge

A small part of the park at Ryleys Lane adjacent to the 
existing car park as shown on Map 13 is identified for 
the provision of a new extended public car park, subject 
to the satisfactory relocation of the existing small part

Proposals should retain existing mature trees and 
shrubbery around the edge of the site and provide 
further suitable screening to minimise visual impacts 
and mitigate air pollution.

If the proposed new location for the public open space 
is within the Green Belt then proposals for recreation 
facilities will be required to preserve the openness of 
the Green Belt and not conflict with the purposes of
including land within it.

of public open space to an accessible location within or 
adjoining the built up area.
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9.33 In addition to the proposed provision of new parking   
 facilities at Ryley's Lane, the Steering Group also recognise  
 that there is a need for any new business-related
 development to address car parking provision effectively  
 and not contribute to existing pressures in and around the  

9.34 Policy AE17 brings together key policies and proposals  
 drawn from the consultation and engagement activity of  
 the Local Economy Group, working with local businesses. 

AE16:  Map 13: Ryleys Lane Car Park

Dra  Policy AE16:  Suppor ng the re-provision of the Park at Ryleys 
Lane to a new site to provide improved parking facili es in Alderley 
Edge village 

 
 
 

 

Policy AE17:  Car Parking

1. New and Improved Car Parks

2. Commercial Development

village. The provision of short stay (2-3 hours) zoned on 
street parking nearer to the centre, and long stay zoned 
parking areas further from the centre will be encouraged 
where they are within a 10-minute walking distance from 
the village centre

A. Development proposals for new or improved car  
 parking in Alderley Edge which balance the needs of  
 residents, businesses, commuters, employees and  
 visitors will be supported in principle.

 New commercial development proposals should  
 ensure the provision of adequate parking
 arrangements. In particular schemes should:
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 The Station Gateway 

9.35 The railway station area is a key gateway location and is  
 often the first impression people have of the village.  There  
 is a need to improve access, signage and pedestrian links  
 to create a welcoming environment and support higher  
 levels of usage as a viable and attractive alternative mode  
 of transport.  

9.36 NDP Draft Policy AE18: Station Gateway recognises the key  
 role the station has in the village centre in terms of a key  
 gateway site and supports improvements to the area as  
 part of measures to ensure a sustainable future for the  
 village centre.  Improvements should complement
 policies and proposals in the Access and Infrastructure  
 section of the NDP, for instance by supporting walking  
 and cycling and enhancing or improving car parking   
 provision.

 Current View:

AE17 cont:  

A. Provide sustainable travel plans where appropriate;   
B.  Provide car and cycle parking provision in line with  
 Cheshire East Council's most up to date adopted  
 cycle and car parking standards (set out in Appendix  
 C of the Local Plan Strategy 2010 - 2030) and to   
 provide electric vehicle charging points wherever  
 possible;
C. Allow for public parking use outside business hours  
 through dual use car park policies where feasible;
D. Contribute to provide electric vehicle charging   
 points in the South Street Car Park where justified;
E.  Include enhanced public transport links and service  
 provision to the village for business visitors and  
 employees. Park and ride schemes for larger
 employers will be encouraged (e.g. from the Alderley  
 Park site);
F.  For visitor related development, contribute towards  
 or provide a dedicated drop off and pick up point for  
 coaches and taxis close to the village; park and  
 ride facilities will be supported provided that safe  
 and attractive pedestrian and cycle links to key  
 visitor attractions are provided and proposals   
 comply with other NDP policies.
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Map 14: Station Gateway Current Scheme Map 15: Station Gateway Alternative Scheme

Small retail Unit
& Info

Storage
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Policy AE18: The Station Gateway

1. The provision of attractive, directional and
 well-designed signage on the main transport routes  
 and to and from the station to the village and other  
 landmarks such as The Edge and Festival Hall.  Such  
 signage should be designed sensitively to enhance  
 the local character and protect the setting of any  
 nearby heritage assets.

2. Improvement of the public realm to maximise
 accessibility for all, including those with mobility  
 impairments, and provision of safe pedestrian and  
 cycle links to the village centre.

3. The creation of a new cycle hub including safe
 storage facilities, electric cycle charging point, and if  
 possible, provision of a cycle hire scheme.

4. Provision of a small scale retail unit, eg a coffee shop.

5. Improvement of and extension to the existing   
 station car park to increase capacity for rail users  
 and that incorporates a drop off point for taxis.

6. The protection and sensitive enhancement of the  
 traditional historic station buildings and foot bridge.

Proposals for improvements to the railway station as a 
main gateway site to the village for visitors and residents 
will be supported. Such improvements should include 
the following (as illustrated in Map 15):
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From Castle Rock to Alderley Edge



10. Community Facilities
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 The club has four indoor squash courts. Hockey is played at  
 an offsite nearby all weather pitch at Ryleys Playing Fields.  
 Known as ‘The Edge Hockey Centre’ this is a leading centre  
 of hockey in the North West. The club is continuing to   
 upgrade the facilities, particularly with a view to improving  
 parking and fitness facilities at its Moss Lane site, but also  
 the hockey facilities at The Edge Hockey Centre. The club  
 also hosts the annual Alderley Edge Summer Fete and the  
 annual Village Fireworks display, in addition to other events  
 for local residents, members and non-members alike.

8. Alderley Edge Golf Club has a nine-hole golf course and  
 some 350 members. The course is located in the green  
 belt straddling the border between Wilmslow and
 Alderley Edge.

9. Heyes Lane Tennis club is located on the northern edge of  
 the village, just off Heyes Lane. It has 3 all-weather artificial  
 grass courts, which were replaced in 2017. It has some 100  
 members and provides coaching for adults and juniors.

10. Union Club is a social club – formed in 1903 – which has  
 over 300 members. It is located in large and distinctive  
 premises on Stevens Street, in the centre of the village. Its  
 facilities also include pool and snooker tables, darts, BT  
 Sports, dominoes and a function room for hire. 

11. Chorley Hall Lane Playing Fields: This is a large grassed  
 area which provides a single football pitch and small   
 changing room block. This facility is discussed further at  
 section 10.7 below.

12. Allotments: Three allotment sites, at Chorley Hall Lane, Heyes  
 Lane and Beech Close – described in section 10.11 below. 

 Introduction

10.1  Alderley Edge has a good range of local community, sports  
 and recreational facilities. These are listed below and shown  
 on Map 16.

1. The Festival Hall, owned as a community asset by Alderley  
 Edge Parish Council, which incorporates at the front: a  
 Doctors’ Surgery and Pharmacy, as well as suites on its top  
 floor for three independent health and fitness businesses;  
 and at the rear a large Community Hall and accompanying  
 bar and public meeting rooms. This facility is used for a  
 wide range of purposes including indoor sports activities  
 and is described further in section 10.16 below.   
2. A Public Library located on London Road, in the centre of  
 the village, operating to restricted opening hours and   
 supported by volunteers one day a week.  
3. A Post Office that was recently relocated into modern   
 facilities on West Street, in the centre of the village.

4. Alderley Edge Park, which provides parking, a children’s  
 play area, table tennis in a covered pavilion, a crown green  
 bowling green and tennis courts.

5. A Scout Hut with long established scout and guide units.  
6. Churches: Church of England, Methodist and Roman Catholic. 
7. Alderley Edge Cricket Club, which is located off Moss Lane  
 near the centre of the village, has facilities for Cricket,   
 Hockey, Squash and Tennis for players of all levels and ages.  
 The club has 1800 members, 590 of which play tennis, 485  
 hockey, 232 squash, 212 cricket and 333 social. The club has  
 14 all weather tennis courts, 9 artificial grass and has   
 recently converted 5 to artificial clay courts, with many  
 courts floodlit. 



Numbered blue circles O show
Community Sports and Recreation
Facilities listed in Section 10.1
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 Community Groups

10.2 The village also has a number of active community groups  
 covering activities and interests such as:

1. Local History: the village has an active History Group  
 and a conservation group (Edge Association) dedicated to  
 preserving the historic character of the village.

2. Culture: The village hosts an annual Festival of Music,  
 Drama and the Spoken Word, which attracts some 2000  
 performers from all over the north west of England.  The  
 Alderley Edge Symphony Orchestra performs four
 concerts a year in the Festival Hall and Methodist Church,  
 attracting soloists from Manchester’s Chetham’s School of  
 Music and the Royal Northern College of Music (RNCM)

3. Community and Welfare:
 i. An active community group named Alderley Edge in  
  Bloom, formed in 2016 now carries out regular   
  litter-picking and planting around the village,
  recognised recently by Gold Awards from the RHS.
 ii. Volunteer groups organise the annual May Fair,   
  restarted in 2012, which includes a parade, fairground  
  and a variety of events and entertainment in the village  
  park; and the Christmas Lights Switch-on event in  
  November.
 iii. Other groups include the local churches who provide  
  care for those living with dementia and their carers and  
  the RVS who provide lunches and the opportunity for  
  social interaction for older residents.
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 Planning Policy Framework

10.3 NPPF paragraph 92 sets out that 'to provide the social,  
 recreational and cultural facilities and services the
 community needs, planning policies and decisions   
 should: a) plan positively for the provision and use of  
 shared spaces, community facilities (such as local shops,  
 meeting places, sports venues, open space, cultural
 buildings, public houses and places of worship) and other  
 local services to enhance the sustainability of
 communities and residential environments; … c) guard  
 against the unnecessary loss of valued facilities and   
 services, particularly where this would reduce the
 community's ability to meet its day-to-day needs; d)   
 ensure that established shops, facilities and services are  
 able to develop and modernise, and are retained for the  
 benefit of the community'

10.4 Local Plan Strategy Policy SC 3 Health and Well-Being  
 advises that 'the council and its partners will create and  
 safeguard opportunities for safe, healthy, fulfilling and  
 active lifestyles by: … 5.  protecting existing community  
 infrastructure and ensuring the provision of a network of  
 community facilities, providing essential public services  
 together with private and voluntary sector facilities, to  
 meet the needs of the local community.'

10.5 Cheshire East Local Plan Site Allocations and
 Development Policies Document  Green Space Strategy  
 Update 20181 notes that in terms of outdoor space facilities   
 in Alderley Edge there is a need for additional pitches for  
 Alderley Edge Junior Football Club (capacity issues; poor 

1  https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/researchand-evidence/fd-18-green-space-strategy-update.pdf  

https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/researchand-evidence/fd-18-green-space-strategy-update.pdf


 quality changing rooms).  In addition there is a need for  
 additional allotment facilities in Alderley Edge which
 should be addressed.

 Public Consultation

10.6 The residents’ questionnaire conducted in 2017 showed  
 the following responses in relation to local amenities:
• 88% considered that local amenities such as health
 facilities, library and education were important or very  
 important to them
• 64% valued leisure facilities such as sports, social clubs  
 and also churches as important or very important
• Specific community amenities which were rated as
 important or very important were:
 Medical Centre (90%)
 Library (68%)
 Festival Hall (65%)
 Chorley Hall Lane Playing Fields (54%)
 Allotments (45%)

 Chorley Hall Lane Playing Fields

10.7 The Chorley Hall Playing Fields are laid out with a single  
 football pitch, a small area of hard standing for cars and a  
 small pavilion/changing room block. However, the field is  
 poorly drained and becomes ‘boggy’ in even moderately  
 damp weather conditions, and the changing rooms are in  
 a poor state of repair. Chorley Hall Lane Playing Field is  
 identified as ID Site 30 in the Cheshire East Playing Pitch  
 Strategy & Action Plan, June 2019.  
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 The Wilmslow Area-Action Plan (page 109) describes the  
 current status as follows:
 'A standard quality youth 9v9 pitch that is currently   
 unused by the community and unavailable for lettings  
 due to waterlogging issues. Demand exists for access so  
 the Council are exploring options. Serviced by a basic  
 pavilion and a small car park.'  The Recommended Action  
 is 'To support the Council in its aspirations to bring the  
 site back into use and seek to utilise spare capacity   
 through the transfer of demand from overplayed sites.' 1

10.8 The Fields are nominally the home of the local youth   
 football club: Alderley United Junior Football Club.  The  
 club runs sixteen teams ranging from U6 to U18 involving  
 a total of 150-160 players, most coming from Alderley Edge  
 and surrounding areas. These include four 11-a-side, all  
 requiring full size pitches to play on. The club has good  
 support from players at younger ages. The major
 constraint on the club is the lack of suitable playing
 facilities within the village. The club would use Chorley  
 Hall Lane Playing Fields, but the facilities have become  
 unfit for purpose due to poor drainage of the playing area  
 and dilapidation of the changing room block.

10.9 The teams currently have to play most of their games at  
 locations outside Alderley Edge because of the lack of  

 used include: Macclesfield (All Hallows School), 
 Wythenshawe (Newall Green School), Cheadle Hulme (Box  
 Football and Cheadle Hulme School) and Ashton under Lyne.

1 https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/playing-pitch-strategy/cheshire-east-playing-pitch-strategy.pdf )

https://www.cheshireeast.gov.uk/pdf/planning/spatial-planning/playing-pitch-strategy/cheshire-east-playing-pitch-strategy.pdf


10.10 To remedy this, significant improvements are required  
 such as:
• Levelling of the playing area, together with substantial  
 improvements to its drainage;
• Creation of a full size pitch, together with a smaller   
 9-a-side pitch, if space allows;
• Renovation or rebuilding of the changing block – to
 provide both changing rooms and, ideally, use as a
 clubhouse
• Provision of better access arrangements from Chorley Hall  
 Lane together with a small parking area;

 Allotments 

10.11 There are three long-established allotment sites, at
 Chorley Hall Lane, Beech Close and Heyes Lane. Chorley  
 Hall Lane and Heyes Lane are both located close to the  
 centre of the village. Beech Close lies on the village   
 boundary alongside the railway line to the north of the  
 village. 

10.12 Across the three allotment sites there are close to 100  
 plots, some of which have been subdivided to
 accommodate those for whom a full size plot is too large.  
 There is usually a waiting list of around 10 people seeking
 allotments.
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10.13 Ensuring that Alderley Edge retains its village character  
 and unique identity within Cheshire whilst adapting to  
 changing trends is very important to local people.   It will  
 be vital to retain heritage and cultural aspects as well as  
 community facilities whilst improving gateway sites and  
 public spaces.  NDP Draft Policy AE19 protects the above  
 community and recreation facilities and supports
 investment in improved and new facilities in Alderley  
 Edge as identified in the Cheshire East Local Plan Site  
 Allocations and Development Policies Document  Green  
 Space Strategy Update 2018 which identified a need for  
 additional allotment facilities in Alderley Edge. This policy  
 received strong support at the draft policy stage, with  
 99.25% of respondents approving this policy.

10.14 Draft Policy AE20 supports investment in Chorley Hall  
 Playing Fields. This policy received strong approval at the  
 draft policy consultation stage, with 96.92% support. 
 However some adverse comments were received about  
 the proposal to consider an artificial surface with flood 
 lighting. In consultation with Alderley United Football  
 Club it was agreed that this proposal should be removed  
 from Draft Policy AE20.



Policy AE19:  Protecting and Enhancing Local
Community and Sports and Recreation Facilities

1. Protecting Existing Community Facilities

The change of use of existing facilities to other uses will 
be resisted unless the following can be demonstrated:

A. The proposal includes alternative provision, on a site  
 within the locality, of equivalent or enhanced
 facilities.  Such sites should be accessible by various  
 means of transport including walking and cycling  
 and have adequate car parking, or
B. There is no longer a need for the facility, and this can  
 be robustly demonstrated by the developer through  
 public consultation.

2. Protecting Indoor and Outdoor Sports and
 Recreation Facilities

Indoor and outdoor sports and recreation facilities as 
identified on Map 16 should not be built on unless:

A. It is clearly demonstrated through a robust
 assessment that the provision is surplus to
 requirements; or
B.  There would be replacement by equivalent or better  
 provision in terms of quantity and quality in a
 suitable location; or
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C.  The development is for alternative sports and 
 recreational provision, and the benefits clearly
 outweigh the loss of the current or former use.

3.  Improvements to Existing Community and Sports  
 and Recreation Facilities and Provision of
 New Facilities

Where appropriate, developer contributions from new 
housing development will be sought towards the
provision of new sports facilities, or improvements to 
existing sports facilities, in line with the latest
assessment of need, or as identified in the most up to 
date playing pitch or other indoor and/or outdoor 
sports facility strategy. Proposals which contribute 
towards the improvement of existing or provision of 
new health, education or community type uses, includ-
ing the provision of additional allotments, and sports 
and recreation facilities, will be supported where they:
A.  Demonstrate that they meet the needs of the
 population;
B.  Are of a high quality design that is appropriate to the  
 location in terms of scale, siting and massing;
C.  Minimise any adverse impacts on local residential  
 amenity such as from disturbance, noise, lighting;
D.  Ensure accessibility for all through provision of   
 adequate car and cycle parking and safe pedestrian  
 and cycle access; and
E.  Are fit for purpose and designed in accordance with  
 Sport England's design guidance notes.1 

1 See: http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/"

Community facilities (excluding open space, sports, 
recreational buildings and land, see below) as shown 
on Map 16 are protected. There will be a presumption 
in favour of the re-use or redevelopment of these 
facilities for health, education or community type uses.

http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/


Policy AE20:  Chorley Hall Playing Fields

A. Levelling of the playing area, together with
 substantial improvements to its drainage;

B. Creation of a full size pitch, together with a smaller  
 9-a-side pitch, if space allows;

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

D. Provision of improved access arrangements from  
 Chorley Hall Lane together with a small parking area.
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Chorley Hall Playing Fields

  Festival Hall

10.14  The Festival Hall was originally built in 1928, funded by   
  public subscription to provide a home for the village’s   
  annual Festival of Music, Drama and the Spoken Word. It   
  subsequently went into private hands and was used
  variously as a dance hall, cinema and general
  entertainment venue, before being taken over by
  Macclesfield Borough Council and later transferred to   
  Alderley Edge Parish Council. 

10.15  In 2015 the front of the building was demolished to make   
  way for a wholly new construction housing the local
  Doctors’ Surgery. This had been threatened with closure   
  as the previous surgery was housed in three nineteenth   
  century terraced houses knocked together which no   
  longer met current CQC (Care Quality Commission)
  standards. In addition to the Alderley Edge Medical
  Practice, the Medical Centre also houses a Pharmacy on   
  the ground floor, and three health and fitness businesses   
  located on the second floor. The new Medical Centre was   
  opened in April 2016.

Development proposals resulting in improved facilities
at Chorley Hall Lane Playing Fields will be supported to
bring the site back into use, in line with the latest Playing
Pitch Strategy and Action Plan. Such improvements
could include, but are not limited to, the following:



10.16  When the new Medical Centre was built, the old Hall at  
the rear was completely stripped out and this now
provides:

• a new entrance foyer and toilets;
• a downstairs meeting room with a capacity of up to 40

people;
• a large Hall, equipped with lighting, sound system,

stage, large bar and acoustic panels to provide a space
for up to 320 people;

• two further upstairs public meeting rooms with a
capacity of 10 or 15 people;

• a kitchen area and storage rooms; and
two offices, one for the Festival Hall management and
the other for the Parish Clerk.

Medical Centre and Festival Hall Car Parking

10.17  The total cost of the new Festival Hall and Medical 
Centre was some £3.2m, funded through long term debt,  
grants and private donations. It currently costs the
community approximately £50,000pa to run. Whilst the  
Parish Council and the Festival Hall management are  
working hard to reduce this annual cost, the Hall
operates under the constraint of severely restricted car  
parking, with only 42 spaces in total, which are allocated  
as follows: 12 for the exclusive use of the doctors and  
their staff during surgery hours; 11 for the exclusive use of  
the Pharmacy, Festival Hall staff and the other Medical  
Centre tenants; 3 disabled spaces; 16 for patients and  
visitors to the Medical Centre and Festival Hall. 
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10.18  Given the capacity of the Hall (up to 320 people) 42 
spaces at weekends and in the evenings (only 16 for  
visitors during the week) is inadequate and results in  
complaints from Hall users about the lack of car
parking. It also leads to congestion in the neighbouring  
streets of Stamford Road, Trafford Road and Moss Lane  
and restricts the ability of the Hall to cater for events that  
could make full use of its 250-320 people capacity.

10.19 The only available space to create additional off-road car  
parking to service the needs of the Medical Centre and  
Festival Hall would be on the site of the current Heyes  

Proposals by a previous Parish Council to take over the  
whole of the allotment space and create a 140 space car  
park on it proved to be unpopular with a majority of
residents who responded to a consultation exercise  
carried out in 20141 . Subsequently the project was also  
shown to be unviable as the land to which the
allotments were to be moved was no longer available  
and costs were shown to be substantially higher than  
estimated, as reported in January 20182

1 Results of the Parish Pledge consultation in 2014: http://www.alderleyedge.com/news/article/11025/101-responses-to-parish-council-mailing-costing-3782 
2 https://alderleyedge-pc.gov.uk/wp-content/uploads/simple-file-list/Policies/Medical-Centre-Report-Part-3.pdf

http://www.alderleyedge.com/news/article/11025/101-responses-to-parish-council-mailing-costing-3782
https://alderleyedge-pc.gov.uk/wp-content/uploads/simple-file-list/Policies/Medical-Centre-Report-Part-3.pdf


10.20 In addition to parking constraints the Festival Hall has  
  restricted ‘presence’ due to its location behind the
  Medical Centre at the front, and behind the allotments  
  to the side, where the Hall’s main entrance is located. 

10.21  The draft NDP proposed three options for the
  consideration of residents, which were as follows:

  Option 1: No change. Under this option the Heyes Lane  
  allotments would continue to function in its entirety as  
  allotments.

  Option 2: Conversion of 25% of the Heyes Lane
  allotments site to a car park, with the remaining 75%  
  retained as allotments.

  Option 3: Partial conversion of 25% of the Heyes Lane  
  allotments site to a car park, with the remaining 75%  
  retained as a public park or nature reserve

10.22  These options were consulted upon during the informal  
  public consultation on the First Draft Plan.  The
  responses to the consultation survey indicated that  
  50.34% of respondents supported Option 3, 25.52%
  supported Option 1 and 22.52% supported Option 2.   
  However further responses were submitted by letter  
  from residents, allotment holders, as well as groups and  
  individuals from outside Alderley Edge, objecting to the  
  removal of allotment space at Heyes Lane.  Taking into  
  consideration the need for the NDP to secure a Yes vote  
  in a local referendum in order to be used to help
  determine planning applications, the Steering Group 
  recommended the deletion of former Policy AE21 since  
  there was no clear majority at the time of the Plan
  consultationin favour of any one option.100 85

 Partial conversion of 25% of the area the Heyes  
  Lane allotments to a car park, with the remaining 75%  
  retained as a public park or nature reserve. As with   
  Option 2, this option would double the current car park  
  space to around 90 spaces in total and would be subject  
  to the same considerations. Unlike Option 2, all the   
  existing allotment holders would over time be encour 
  aged to move to an alternative site to allow the use of  
  the remaining green space on Heyes Lane to be retained  
  in perpetuity as a park or nature reserve accessible to all.  

  green space on the eastern side of the village noted in  
  section 8.17.

10.21  Core Strategy Policy SC 3 Health and Well-Being protects  
  exiting community infrastructure and promotes
  allotments as part of healthy lifestyles.  

10.22  The Parish Council notes the existing under provision of  
  allotments in Alderley Edge as identified in the Green  
  Space Strategy Update 2018, but considers that the  
  relocation of some of the allotments at Heyes Lane could  
  be linked to opportunities to provide additional and  
  improved provision in a new location.

10.23  Draft Policy AE21 supports the use of part of the Heyes  
  Lane allotment site to provide additional car parking  
  capacity, to help ensure the future viability of the Festival  
  Hall and Medical Centre.  The provision of a new car park  
  in this location would be dependent upon the relocation  
  and re-provision of the existing allotments to a new site,  
  possibly linked to the development of new housing on  
  one or more sites identified in the SADPD. 



11.1   

 NDP Review

11.2  A review of the policies within the plan will take place at  
 the latest three years after the date of adoption of the  
 SADPD.

11. Next Steps
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The NDP is now subject to a local referendum. 
A majority Yes vote will mean that the NDP will be
made by CEC and used to help determine planning
applications in Alderley Edge Parish.



Appendix 1: Timeline of NDP Preparation 

June 2016

Launch: The Parish Council applied to CEC for designation
as a neighbourhood area.

July 2016 

First Public Meeting held at the Festival Hall in Alderley Edge.

September 2016 

Second Public Meeting meeting held at Alderley Edge School 
for Girls. 

March 2017

Questionnaire for residents distributed to all households
within the parish.  Analysis of the results can be found on
the Neighbourhood Plan website at:
https://www.alderleynp.com/inventory

November 2017

Third Public Meeting held at Alderley Edge School for Girls, 
following the publication of the results of CEC’s call for sites, 
which had resulted in nine potential Green Belt sites being 
identified for potential development. 
 
November 2018

Emerging Policies consultation: Public consultation from the 
5th November to the 3rd December 2018, including a public 
drop-in session held at the Festival Hall on 10th November 2018.
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January - July 2019 

Additional independent research commissioned to address 
following subjects:

 
• Site Assessments

 
• Housing Needs

 
• Design Guidance

 

• Masterplanning

August/September 2019

Draft Policies consultation from 1st August to 12th September 
2019, including two public drop-in sessions held in the Library 
on London Road, Alderley Edge from 5-8pm on 13th August 
and 10th September.

The results of the public consultation, together with
independent research documents can be found at:
https://www.alderleynp.com/inventory

January - March 2020

Regulation 14 public consultation from 27th January to 9th 
March 2020.  All details about the process and responses and 
how the Plan was amended can be found in the
Consultation Statement.

The AENDP was submitted to CEC and subject to Regulation 
16 consultation from 2nd October to 13th November 2020.  13 
consultee responses were received.

December 2020 - January 2021

The NDP was subjected to an independent examination and 
the examiner concluded that, subject to modifications set out 
in his report, the NDP met the basic conditions and could 
proceed to referendum. The examiner’s recommended
modifications have been incorporated into this Referendum Plan.

https://www.alderleynp.com/inventory
https://www.alderleynp.com/inventory
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Appendix 2: Shop Front Design Guide

Introduction

This guide is designed to help businesses in Alderley Edge to 
attract and retain existing and potential customers.  In recent 
surveys, aspects that local people and visitors have stated as 
very important were the character, heritage and individuality of 
Alderley Edge and its businesses.

Presenting an attractive appearance and pleasant trading 
environment plays a key role in ensuring Alderley Edge's future 
success as a place to shop, visit, relax and live as well as do 
business and invest in.

The principal shopping area in Alderley Edge is on London 
Road, with some additional retail and service businesses
located on side streets adjacent to it. 

There are further small retail areas on the eastern and western 
sides of the parish.  These guidelines primarily apply to shop 
fronts on London Road, but also apply to all businesses within 
the boundaries of the wider Alderley Edge area.

The term 'shop fronts' is used but the guidance applies to all 
businesses facing on to public and shopping areas, including 
bars, restaurants and cafes as well as those offering services 
such as estate agents, solicitors, hair, beauty and health care or 
other professional services. 

To achieve its goal of having a vibrant and successful high 
street, Alderley Edge needs to retain a thriving village
experience which is distinctive and different from high streets
elsewhere. 



The village’s main shopping area lies on the border with its 
conservation areas. Traditional shop fronts form an attractive 
feature of Alderley Edge and make an important contribution 
to local character and its attraction to visitors. They should 
therefore be protected and enhanced wherever possible.

In addition to its daytime businesses, Alderley Edge also has a 
thriving evening economy.  It is important that the village 
presents an attractive appearance for those evening and night 
time visitors as well. Glaring illuminated signs, poorly lit
frontages and intrusive shutters can all detract from the
attractiveness of the village by night and impact negatively on 
neighbouring residential properties.

Design Principles for Shopfronts

The primary consideration in achieving a well-designed shop 
front is that it should be conceived as a part of the whole
building in which it is installed. Its relation to neighbouring 
buildings should also be respected.  Individuality is consistent 
with encouraging independent businesses, but no shop front 
should dominate or overshadow its neighbours.  
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Retention of historic and other distinguishing features

Many of Alderley Edge’s older buildings retain features that 
date back over 100 years.

These include carved stone features, corbels, date stones, stall 
risers and pilasters.



Original details should be retained wherever possible. Even 
where a building has been altered it may still be repairable, or 
original details may exist behind later cladding. Restoration of 
these will result in a shop front that is more appropriate to the 
building and its location, adding to its uniqueness and appeal 
to existing and potential customers.

Shop fronts should avoid wide or oversize fascias, especially 
where these link two or more buildings to retain their
distinctive identities and positively contribute to Alderley 
Edge's village character and heritage.

Materials and Colour

Proposals that seek to make use of colours and materials that 
are sympathetic with and appropriate to the local village
character will be supported.

Design Principles for Signs and Advertisements

General Principles

Although planning consent is not always required, proposals 
for fascia, hanging and projecting advertisement signs should
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complement the design of the building and shopfront.  The 
main categories of signage that can be displayed using 
deemed consent are set out in Class 3 and 5 in the national 
planning document via the link below:

https://assets.publishing.service.gov.uk/government/up-
loads/system/uploads/attachment_data/file/11499/326679.pdf)

Fascias and Signs

Fascias and signs should be considered as an integral element 
of well-designed shop front, providing individuality and
identity without being discordant with its surroundings or 
neighbouring shops.

Whilst it is recognised that stores that are part of larger
organisations with multiple outlets will wish to retain their own 
corporate image, signage should be designed to respect
Alderley Edge’s aspiration to provide an individual and
distinctive visitor experience.

Stand-alone Signs

Whilst encouraging the promotion of goods and services, the 
use of A-Boards or similar stand-alone signs should be avoided 
– particularly where these give rise to clutter and detract from 
the general sense of amenity.  Equally the use of any 
stand-alone advertisement needs to comply with legislation 
regarding access for all and those which present an obstacle to 
pedestrians and road users will not be supported.

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/11499/326679.pdf


Illumination

Shops should make use of energy efficient measures when 
considering illumination of shopfronts, for example using LED 
lighting and avoiding garish or colour changing lights, neon or 
similar lighting.

Canopies and Blinds 

Proposals should ensure that blinds and canopies are
retractable so that the fascia is not permanently obscured. 
Where blind or shutter boxes are shown to be necessary then 
they should be integrated into the overall design/structure. In 
appropriate circumstances roller blinds can be incorporated 
within cornices. They should not obscure architectural detail or 
intrude above first floor level.

Security 

Some types of retail, commercial and financial uses may 
require increased security measures.  Proposals that include 
solid roller shutters and the introduction of shutter boxes to the 
exterior of a historic building will not be supported.  Where 
security is essential, other alternatives include security glass 
with alarm or internal cameras, a reduction in size of window 
glass, internal open mesh shutters or external shutters that are 
removed during working hours – decorative options may be 
applicable, themed on the shop trade.  Externally mounted 
open mesh roller shutters may be acceptable where the box 
housing is concealed behind the fascia, or where it does not 
increase the depth of the fascia.
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Access

Where alterations are being made to a shop front, all new shop 
front designs should be fully compliant with the requirements 
of the Equality Act 2010 and Part M of the Building Regulations, 
which sets out statutory access requirements.  Consideration 
should also be given to people with prams and pushchairs.
Whilst the general principle is that steps should be avoided 
wherever possible, any ramps provided to shop floor level must 
be designed in such a way that they do not detract from the 
appearance of the building or compromise historical features. 
Frameless glass doors should be avoided.

Vacant Premises

It is inevitable that premises will become vacant at times. 
Where this occurs, the owners should ensure that they are 
maintained in a presentable condition and do not look
neglected.  Temporary use of vacant units for well presented 
community and school project work and displays should be 
encouraged to provide an active frontage that can increase 
footfall.  These measures can potentially highlight such units in 
a positive way to prospective occupiers.



Appendix 3: Listed Buildings in Alderley Edge 
Parish

(See Historic England https://historicengland.org.uk/listing/the-list/ )

CHURCH OF ST. PHILIP AND ST JAMES

Alderley Edge, Alderley Edge, Cheshire East

THE STONE HOUSE

Cheshire East

FRANKLYN LODGE

Alderley Edge, Cheshire East

THE PENN

Cheshire East
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THE BARN
THE COBBLES

LANE, Alderley Edge, Cheshire East

BRIDGE OVER MOAT TO CHORLEY OLD HALL

RYLEYS LANE, Alderley Edge, Cheshire East

GATE PIERS AND GATE TO NUMBER 45 (WOODBROOK 
HOUSE) AND HAWKWELL

(WOODBROOK HOUSE) AND HAWKWELL, TRAFFORD ROAD, 
Alderley Edge, Cheshire East

HOLLY TREES

Cheshire East

https://historicengland.org.uk/listing/the-list/


ALVASTON
ASHLEY
KERMINCHAM
SOMERFORD
THE CEDARS

WOODBROOK ROAD,SOMERFORD, WOODBROOK ROAD,
ASHLEY, WOODBROOK ROAD,ALVASTON,
WOODBROOK ROAD, Alderley Edge, Cheshire East

BROOMFIELD HOUSE

Alderley Edge, Cheshire East

CROSTON COTTAGE

Alderley Edge, Cheshire East

SADDLEBOLE FARMHOUSE

Alderley Edge, Cheshire East
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RANGE OF BARNS 15 METRES EAST OF THE RYLEYS
FARMHOUSE

FARMHOUSE, RYLEYS LANE, Alderley Edge, Cheshire East

CHORLEY OLD HALL

Cheshire East

COMMON CARR FARMHOUSE

Alderley Edge, Cheshire East

REDCLYFFE GRANGE, ARCHWAY AND ATTACHED WALLS TO 
NORTH EAST CORNER

WALLS TO NORTH EAST CORNER, WOODBROOK ROAD,
Alderley Edge, Cheshire East



Appendix 3 cont:

BOLLIN TOWERS
BOLLIN TOWERS WEST

TOWERS WEST, 2, WOODBROOK ROAD, Alderley Edge,
Cheshire East

WOODBROOK HOUSE

Alderley Edge, Cheshire East

ALDERLEY EDGE COUNTY PRIMARY SCHOOL

CHURCH LANE, Alderley Edge, Cheshire East

MILESTONE 25 METRES SOUTH OF WHITEHALL BRIDGE

BRIDGE, ALDERLEY ROAD, Alderley Edge, Cheshire East
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ALDERLEY EDGE METHODIST CHURCH AND CHURCH HALL

CHURCH HALL, CHAPEL ROAD, Alderley Edge, Cheshire East

WILLOW COTTAGE

Cheshire East

BARCLAY'S BANK

Cheshire East

GATEHOUSE, DOVECOTE AND ATTACHED WALLS AT BROOM-
FIELD HOUSE

BROOMFIELD HOUSE, MACCLESFIELD ROAD, Alderley Edge, 
Cheshire East



BARN OPPOSITE ROCKERY COTTAGE

ROAD, Alderley Edge, Cheshire East

THE COTTAGE

Cheshire East

FORMER QUEEN'S HOTEL

WILMSLOW ROAD, Alderley Edge, Cheshire East

STONE DRINKING FOUNTAIN IN STONE WALL NEXT TO 
PUBLIC FOOTPATH TO WHITEBARN ROAD

TO PUBLIC FOOTPATH TO WHITEBARN ROAD, MACCLESFIELD 
ROAD, Alderley Edge, Cheshire East
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ALDERLEY EDGE WAR MEMORIAL

Alderley Edge, Cheshire East

TOWER GARAGE

Cheshire, Alderley Edge, Cheshire East

CHORLEY OLD HALL MOATED SITE AND FOUR FISHPONDS

WOOD MINE COBALT WORKS AND ASSOCIATED MINES,
340M EAST OF WHITE BARN FARM

MEDIEVAL BOUNDARY MARKER AT SADDLEBOLE,
180M WEST OF FINDLOW FARM



Appendix 4: Cheshire East Council Local List of 
Historic Buildings in Alderley Edge
Supplementary Planning Document, adopted October 2010 1   

THE QUINTA, BEECHFIELD ROAD SK9 7AU 
'Arts and Crafts' villa of the early years of the twentieth century, 
designed by Frank Mee of Manchester. Brick and roughcast under a 
Kerridge stone slate roof.

EASTLEIGH & GREENSIDE  BROOK LANE SK9 7QQ
A large Italianate villa of the mid-nineteenth century. Buff
brick under a Welsh slate roof.

NORTHLEIGH BROOK LANE SK9 7QJ
Imposing Gothic villa of the mid-nineteenth century
Prominent from the road with strong street scene presence

DE TRAFFORD ARMS CONGLETON ROAD  SK9 7AA
The first recording of the De Trafford is 1802, named after the De 
Trafford family; the public house is a reminder of the
extensive land holdings the family owned in Cheshire. The De
Trafford pub retains the name of one of the oldest
families in England.

SUMMERHILL COTTAGE MACCLESFIELD ROAD SK9 7BG
Summerhill Cottage is reputed to date back 400 years,
consisting of a character thatched porch. Internal features include a 
17th century fireplace. The property creates a positive aspect along 
Macclesfield Road.

SORTING OFFICE / POSTMASTERS HOUSE MACCLESFIELD 
ROAD SK9 7BG
Alderley Edge Sorting Office closed in 2007, constructed circa 1900. 
Postmasters house of 19th century origins. Creates a positive aspect 
along Macclesfield Road.
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THE MEADOWS RYLEYS LANE SK9 7BN
The Meadows appears on the 1870s Ordnance Survey map. Other 
than a double garage added in 1978 the building remains largely 
unchanged.

1 & 2 BROOKSIDE RYLEYS LANE SK9 7UU
A pair of semi-detached Italianate villas of the mid nineteenth
century. Buff brick under a Welsh slate roof.

WAR MEMORIAL RYLEYS LANE  SK9 7QD
Designed by Sir Hubert Worthington, the memorial is roughly 
semi-circular in shape and opens face to the road. In the centre is an 
octagonal plinth surmounted by a column, on top of which is an 
angel with a sword, under a sculpted canopy. The memorial was 
unveiled in 1921 and publicly handed over to the people of Alderley 
Edge by Colonel W. Bromley Davenport. It contains the names of all 
those from Alderley Edge who fell in the First and Second World 
Wars.
 
FESTIVAL HALL TALBOT ROAD SK9 7HR
'The Regal' as the building was originally known was constructed in 
1928 for the Alderley Edge Musical Festival. Later, Festival Hall 
became the Regal Cinema and Dance Hall in 1938. 
(Note that the building was substantially altered in 2015/16 when the 
front was demolished to make way for a new Medical Centre. The Hall 
at the rear was retained and a new entrance constructed to allow 
level access for the disabled).

WHITEBARN LODGE WHITEBARN ROAD SK9 7AW
Whitebarn Lodge features two date stones. One shows the original 
construction date of 1926, and the other shows the extension date of 
2002. It is a handsome house in the Arts and Crafts style.

WINDY HOWE WHITEBARN ROAD SK9 7AW 
A fine Arts and Crafts House of the early 20th century.

1  https://www.cheshireeast.gov.uk/environment/heritage_natural_environment/conservation_listed_buildings/conservation_listed_buildings.aspx )

https://www.cheshireeast.gov.uk/environment/heritage_natural_environment/conservation_listed_buildings/conservation_listed_buildings.aspx
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Limitations

This document has been prepared by AECOM Limited (“AECOM”) in accordance with its contract 
with Locality (the “Client”) and in accordance with generally accepted consultancy principles, the 
budget for fees and the terms of reference agreed between AECOM and the Client. Any information 
provided by third parties and referred to herein has not been checked or verified by AECOM, unless 
otherwise expressly stated in the document. AECOM shall have no liability to any third party that 
makes use of or relies upon this document.

This document is intended to aid the preparation of the Neighbourhood Plan, and can be used 
to guide decision making and as evidence to support Plan policies, if the Qualifying Body (QB) 
so chooses. It is not a neighbourhood plan policy document. It was developed by AECOM based 
on the evidence and data reasonably available at the time of assessment and therefore has the 
potential to become superseded by more recent information. The QB is not bound to accept its 
conclusions. If landowners or any other party can demonstrate that any of the evidence presented 
herein is inaccurate or out of date, such evidence can be presented to the QB at the consultation 
stage. Where evidence from elsewhere conflicts with this report, the QB should decide what policy 
position to take in the Neighbourhood Plan and that judgement should be documented so that it 
can be defended at the Examination stage.

Copyright
© This Report is the copyright of AECOM UK Limited. Any unauthorised reproduction or usage by 
any person other than the addressee is strictly prohibited.
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INTRODUCTION

01 This section provides the context and 
general information to introduce the project 
and its location.



1.1 Background
The parish council of Alderley Edge in Cheshire has 
formulated a Neighbourhood Plan Steering Group (NPSG) 
in order to shape and influence development within 
their area. The NPSG are in the process of writing their 
neighbourhood plan and aim to submit the plan to the 
local planning authority in the near future. 

Locality runs the neighbourhood planning program 
on behalf of Ministry of Housing, Communities & Local 
Government. Through this support programme, the 
parish council have appointed AECOM to undertake 
this supporting design guidance for their emerging 
Neighbourhood Plan. 

A Site Assessment Report was produced in 2019 which 
identified 7 potential housing sites put forward in the ‘Call 
for Sites’. A policy review was completed as part of this 
process and this should be consulted to understand the 
influence of planning policies on development within the 
Neighbourhood Plan area.

Following on from the site selection process, the AENPSG 
has now appointed AECOM to produce a Design Code 
to influence the character of any forthcoming housing 
development.

1.2 Objective
The AENPSG’s aim is to create a document which 
will be used as an evidence base for the emerging 
neighbourhood plan. The design code will be used as a 
tool to control residential development in Alderley Edge to 
safeguard the village’s distinct character and architectural 
quality. This will be achieved through securing lasting 
structural elements of the village such as the land use, 
street pattern, dimensions, public realm, scale, buildings, 
architectural elements etc. This will help to ensure that 
as new development comes forward, it supports and 
enhances the village’s existing character.

1.3 Methodology
Based on the above overarching objectives, AECOM 
developed a methodology which was discussed and 
confirmed by the AENPSG during the inception meeting. 
Hence, the following processes were adopted for the 
production of the Design Code:

 − AECOM representatives attended an inception 
meeting with the AENPSG to undertake a site walkover 
in Alderley Edge. This enabled a definitive brief to be 
determined for this Design Code report.

 − Potential housing sites for development and character 
areas were discussed and considered, creating  a 
basis for the design code.

 −  A desktop study captured the main constraints and 
physical features of the wider village, which was 
followed by a site visit in order to obtain the key spatial 
elements of the neighbourhood area. This allowed 
a detailed area wide analysis to be conducted and 
created a basis for further neighbourhood wide and 
character area specific design codes. 

 −  AECOM produced a draft Design Code document 
based on the findings from the previous stages.

 −  An engagement workshop was held in Alderley Edge to 
allow the local community to influence the report and 
comments to be fed into the final document. 

 −  After capturing the feedback from the engagement 
workshop, AECOM issued the final report.

1.4 Document Structure
The document is broken down into six sections as 
follows:

1.0)  Introduction

2.0)  Planning Policy and Evidence Review;

3.0) Understanding Alderley Edge;

- Evolution of village form; 
- Heritage Assets; 
- Movement and connections;  
- Green Infrastructure and Public Realm; 
- Recreational Connections; 
- Key views; 
- Defined Character areas descriptions.

4.0) Design principles; 

-Village growth; 
-Sustainable movement; 
-Protecting the heritage; 
-Protecting and integrating green infrastructure and the 
public realm; 
-Sustainable design

5.0) Focus Area – Design Guidance for the streets and 
homes;

- Local Distinctiveness and Strategy; 
- Layout (Block structure, Orientation and Rhythm; 
Boundary Treatments and Gardens);  
- Green Infrastructure; 
- Movement and Parking;  
-Building Design (Style; Materials; Windows and Doors);

6.0) Next Steps.

1.5 Study Area
The study area (see Fig. 1.1) is located in Cheshire, 
approximately 10 km northwest of Macclesfield and 24 km 
south of Manchester, at the base of a steep and densely 
wooded sandstone escarpment, Alderley Edge, which 
is the area’s chief topographical feature and overlooks 
the Cheshire Plain. As illustrated in the adjacent plan, the 
Neighbourhood Plan study area is bound by A34 (Melrose 
Way) to the west, large area of a Site of Specific Scientific 
Interest (SSSI) to the east/south-east, and comprises a 
large area of agricultural land around the village.

The document will explore Alderley Edge’s existing 
character and identify the appropriate application of 
design principles to the village. 
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PLANNING 
POLICY AND 

EVIDENCE 
REVIEW

02
This section provides a comprehensive 
National and Local planning policy and 
evidence review. It builds-up a foundation 
for the Design Codes document, providing 
rationale for the informed decisions.



Alderley Edge lies within the unitary authority area of 
Cheshire East Council. Any future development within the 
area must comply with national and local planning policies. 
This section provides the planning policy context that any 
proposed development within the Neighbourhood Area 
should comply with. The following documents included in 
this section are:

2.1 National Planning Policy
National Planning Policy Framework (NPPF) (2019).

This version replaces the first National Planning Policy 
Framework published in March 2012, and includes minor 
clarifications to the revised version published in July 2018. 
The revised National Planning Policy Framework will be 
a vital tool in ensuring that we get planning for the right 
homes, built in the right places, of the right quality, at the 
same time as protecting our environment.

Relevant to Neighbourhood Planning, NPPF aims to 
ensure the high quality of future developments that blend 
into the fabric of the existing village scape and facilitate 
local distinctiveness and a ‘sense of place’ is achieved. 
New development within the neighbourhood area should 
be respectful of its character and setting and, at the same 
time, adapt cohesively to future changes.

2.2 Local Planning Policy
Local Plan Strategy 2010-2030 (2017).

The Local Plan Strategy was adopted in July 2017. It is the 
main tool for shaping development in Cheshire East and 
contains planning policies and allocations for the growth 
and regeneration until 2030. 

Policy PG 2 identifies Alderley Edge as a local service 
centre in the settlement hierarchy.  The settlement 
boundary is defined by the Green Belt inset boundary 
identified in Macclesfield Borough Local Plan Policy GC1.  
The Vision for Local Service Centres sets out that some 
modest growth in housing and employment will take place 
to meet locally arising needs and priorities, to reduce the 
level of out-commuting and to secure their continuing 
vitality and this may require small scale alterations to the 
Green Belt in some circumstances.  Policy PG 3 sets out 
that it in addition to the identified strategic sites (none 
of which are in Alderley Edge), it may be necessary for 
some additional non-strategic sites to be removed from 
the Green Belt in the Site Allocations and Development 
Policies Document. 

This suggests opportunities for further development 
and the potential expansion of the village. Therefore, the 
neighbourhood plan will become an important tool to 
control and safeguard the character and nature of the 
village. This will be done in conjunction with Policy SD 2, 
Policy SC 4, Policy SC 5 and Policy SC 6, which establish 
a set of principles and requirements for the village. Of 
particular relevance to the Design Code are Policy SE 1 
which requires development proposals to make positive 
contribution to the surroundings, and Policy SE 7 which 
aims to safeguard historic environment. 

Publication Draft Site Allocations and Development 
Policies Document (SADPD) (2019).

The SADPD will form the second part of the council’s local 
plan, providing further detailed planning policies and site 
allocations to support the strategic policies and sites 
contained in the adopted Local Plan Strategy (LPS). 

Policy PG 8: Spatial distribution of development: local 
service centres. Expects Alderley Edge to accommodate 
0.13 ha employment land and 250 new homes.

Policy PG 11: Green Belt boundaries. Following the 
land detailed in Policy PG3 of the Local Plan, this policy 

removes site ALD 1, ALD2, safeguarded land ALD3 and 
safeguarded land ALD 4 from the Green Belt.

Policy GEN 1: Design Principles. In line with LPS Policy 
SE 1 ‘Design’ which requires a high quality design to be 
achieved.

This document plans 250 new dwellings in Alderley 
Edge. A subtotal of 90 dwellings are allocated among 
Site ALD 1 ‘Land adjacent to Jenny Heyes’ (allocated 
for 10 new homes), Site ALD 2’ Ryleys Farm (allocated 
for 45 new homes) and Site ALD 4 ‘Land north of Beech 
Road’ (allocated for 35 new homes). With 108 dwellings 
committed or built, the net housing requirements is 57 
dwellings. With the safeguarded sites ALD 3 Ryleys Farm, 
Alderley Edge will expect a considerable level of growth. 
Therefore, the design codes and neighbourhood plan will 
allow the local residents to influence the quality of any 
new development, further safeguarding the established 
character of Alderley Edge.

Alderley Edge Settlement Report (2018).

The report puts together several aspects of settlement- 
based work, carried out to inform the development of 
the first draft of the Site Allocations and Development 
Policies Document. It highlights various potential sites 
around Alderley Edge from the ‘Call for Sites’ exercise. It 
assessed whether there were any brownfield sites suitable 
for development and submitted Green Belt and Non Green 
Belt sites.

Strategic Housing Land Availability Assessment 
(updated 2013).

The Strategic Housing Land Availability Assessment 
(SHLAA) is a key component of the evidence base to 
support the delivery of sufficient land for housing. The 
document provides a list of sites that are considered 
suitable for housing during the next 15 years in Cheshire 
East. Cheshire East SHLAA 2012 map showing sites of 
10 or more dwellings suggests 6 developable sites in 
Alderley Edge. 
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Cheshire East Landscape Character Assessment 
(2018).

Cheshire East Landscape Character Assessment (CELCA) 
aims to provide a summary of the landscape areas and a 
strategy for managing the landscapes of Cheshire East 
and guiding landscape change in the Borough. The LCA 
does not set out any of policies, but provides an evidence 
base to inform policies and proposals in the Local Plan. 

The document describes the unique landscape of 
Cheshire East formed by prominent sandstone ridges 
which rise sharply from the surrounding flat or gently 
rolling Cheshire plain. Of particular importance to Alderley 
Edge is its dramatic sandstone escarpment to the south-
east of the village, with views over the Cheshire Plain to 
the Peak District. 

The documents places the village into Capesthorne 
Character Area which is characterised by historic estates 
and their mansion houses, formal gardens, landscaped 
parklands, woodland and water features. 

The Alderley Edge Conservation Area Appraisal 
(2004).

The report refers to one of the three Conservation 
Areas in Alderley Edge. A large portion of Alderley Edge 
is a designated Conservation Area. It was designated 
in September 1974 and extended in 1989 and 1997. 
The document provides a detailed conservation area 
appraisal identifying the particular characteristics of 
the conservation area, provide guidance to owners on 
how they can preserve and enhance their buildings and 
identify works of improvement, enhancements and other 
initiatives. 

Supplementary Planning Documents

A list of relevant adopted Supplementary Planning 
Documents (SPD’s) is provided below:

The Cheshire East Borough Design Guide (2017).

The document sets out the characteristics that make 
Cheshire East unique and it explains how developers and 
designers should approach designing new development 
in an appropriate manner. It provides practical guidance to 
implement the best approach to design.

Local List of Historic Buildings (2010).

Trees and Development Supplementary Planning 
Document (2006)
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UNDERSTANDING 
ALDERLEY EDGE

03
This section describes the design features, 
which make Alderley Edge a distinctive 
and characterful village. It explains how the 
village evolved historically and provides a 
comprehensive baseline study, which will 
form a basis for the Design Codes. 



3.1 Evolution of Village 
Form
The settlement of Alderley Edge has developed over many 
years and the successive phases of building activity have 
resulted in a range of architectural styles and several 
distinct areas.

Traces of early settlements in Alderley Edge and Nether 
Alderley (to the south of Alderley Edge) date back as early 
as medieval times when the economies were dominated 
by agriculture and a market. The mill pond was adapted 
to form the moat which surrounded the Old Hall. Lead 
and copper mining appeared in the late 17th and 18th 
centuries and yet, due to minimal development pressure, 
the medieval settlement pattern retained. The layout of 
the village which would become Alderley Edge was not 
undertaken until the coming of the railway in the mid-
19th century when new roads were built and demand 
for new housing brought the most prestigious villas of 
various architectural styles to the east and south. Stone 
setted roads, stone boundary walls, mature shrubs and 
large trees, and the undulating topography in those areas 
created an interesting and unique townscape. Fig. 3.1 
suggests that with the population growth in the late 19th 
century, new shops and terraced houses along London 
Road, and a Post Office in the village centre, were erected. 
A similar expansion rate continued with more plots being 
developed until the 20th century (Fig. 3.2-3.4), where 
much of the Post-War housing around the north-eastern 
and western edges has been developed, bringing new 
layout and plot ratios.

Fig. 3.1 Alderley Edge in 1871 Fig. 3.2 Alderley Edge in 1907

Fig. 3.3 Alderley Edge in 1938 Fig. 3.4 Alderley Edge in 2019

N N

N N

Alderley Edge Neighbourhood Plan Steering GroupAlderley Edge Design Code

14 AECOM



3.2 Heritage assets
Alderley Edge is rich in heritage assets which determine a 
unique character throughout the village (Fig.3.5). There are 
30 listed buildings or structures in the neighbourhood plan 
area. The majority of those are Grade II listed, with Chorley 
Old Hall being Grade I listed and St Philip’s Church being 
Grade II* listed. In addition to the listing, Chorley Old Hall 
stands on a moated site that is a scheduled monument.

A large portion of the village is designated as 4 
conservation areas: 1) Elm Grove, 2) Davey Lane, 3) 
Trafford Road and 4) Alderley Edge (see Fig. 3.5). The 
conservation areas share a number of common features 
such as heavily vegetated streets and substantial villas of 
various architectural styles and materials set in generous, 
well-planted gardens. Some of the streets and winding 
lanes of Alderley Edge retain their original sandstone 
setts and front boundary walls are usually built from the 
same local sandstone, creating a distinct character for the  
village.

In addition to the moated site, Wood Mine cobalt works 
and associated mines lie to the south-east of the village 
centre and on the western side of Windmill Wood, and are 
also designated scheduled monuments.

N

Grade II* Listed Building

Neighbourhood Plan Area

Scheduled Monument

Conservation Area
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Grade I Listed Building

Grade II Listed Building

Fig. 3.5 Alderley Edge Heritage assets plan.
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3.3 Movement and 
connections
The A34 bypasses the village and connects it to the wider 
region, local towns and main national motorways.

For the purpose of this document, the existing hierarchy 
of movement has been broken down into: Primary 
Distributors, Secondary Distributors, Country Lanes, 
Village Streets and Lanes (see Fig.3.10). These categories 
are clarified and explained later in section 4.2. 

Primary Distributors 

The highest order routes within Alderley Edge provide 
access into and out of the village. They form a spine to a 
wider street network, interconnecting routes of lower tiers 
and allowing better navigation and legibility throughout 
the village (Fig,3.6). 

As one of the Primary Distributors, Wilmslow Road/
Congleton/Road runs through the Village Centre, it 
becomes a High Street (London Road). Whilst it has a 
similar width carriageway due to on-street car parking, 
the available space decreases and speed drops. Coupled 
with increased footway and a number of crossing points, 
as well as enclosure due to 2-3 storey buildings and active 
frontages, London road has a strong, pedestrian friendly 
environment. The High Street will have a more tranquil and 
pedestrian focused character than the Primary Distributor 
and will naturally calm and slow traffic (Fig.3.8). 

Secondary Connectors 

These routes circulate traffic within the village as 
secondary access routes and connect different parts of 
the village. As lower tier connectors, these streets are 
more residential in  terms of streetscape and traffic flow. 
They allow access to different parts of Alderley Edge 
(Fig.3.7).

Country Lanes

As the Secondary Connectors leave built-up areas they 
turn into Country Lanes. They link Alderley Edge with 
the wider surroundings and accommodate entering and 
exiting traffic. More vehicular focused character increases 
the average traffic speed and opens up the street scene. 

Village Streets 

These routes are the primary movement corridors within 
the residential areas. There are two types of Village Street 
which will be discussed in the following sections in more 
detail. Both types share some general characteristics. The 
enclosure is achieved with higher densities and building 
heights. The alignment of the street will naturally calm 
down traffic, creating a more pedestrian/cycle focused 
environment. (Fig. 3.9) 

Lanes 

These are routes that provide access to homes directly 
off the streets. The carriageways are very narrow and are 
well defined by vegetation and walling. No pavements are 
provided on the Lanes. 

Altogether, the movement system creates a legible and 
well connected environment, setting Alderley Edge well 
into the surroundings. 

Fig. 3.6 Macclesfield Road is an example of the Primary Connector acting 
as one of the main routes to and from Alderley Edge.

Fig. 3.7. A typical arrangment for a Secondary Connector. Chapel Road. 

Fig. 3.9 One of Alderley Edge’s Village Streets – Trafford Road. Fig. 3.8 London Road, Alderley Edge’s famous High Street,
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Fig. 3.10 Alderley Edge Movement Hierarchy
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3.4 Green Infrastructure 
and Public Realm
Alderley Edge has an abundance of Green Infrastructure 
(see Fig. 3.11). It sits within a scenic countryside landscape 
which is designated as Green Belt. An extensive National 
Trust wooded area to the south-east of the village and 
Windmill Wood is a designated Site of Special Scientific 
Interest (SSSI). It is well used by both residents and 
tourists for recreation and is an important element of the 
village’s identity. 

The whole village is planted with numerous mature trees, 
shrubs and hedges throughout, which create a uniform 
Green Infrastructure. Many roads have wide verges 
and mature trees/vegetation, which create well defined 
corridors. Alderley Edge also has numerous private 
houses with capacious, well-planted gardens. 

Nevertheless, it is important to note that with the 
exception of Alderley Edge Park in the village centre, 
Beech Road Park to the north-east, Alderley Edge Cricket 
Club and two allotment sites, there are not many open 
public green spaces, with the majority of communal areas 
being the public highway and the footpaths. Alderley 
Edge’s High Street (London Road) is one of the main 
public realms in the village, accommodating shops, cafes, 
restaurants and main amenities. 

N

Fig. 3.11 Alderley Edge Green Infrastrcuture Map.
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3.5 Recreational 
connections
As stated in section 3.4, Alderley Edge benefits from a rich 
Green Infrastructure. In conjunction with non-vehicular 
movement networks like footpaths and cycle routes, it 
forms a well-established environment that is well used by 
the residents for navigation and recreation (Fig. 3.12). 

There are numerous Public Rights of Way (PROW) running 
within and outside the village. The internal footpaths link 
a series of green amenities and provide connectivity 
with the wider movement network, creating a very 
pleasant walking environment. Those to the south-east 
of the village leading to the Edge and Windmill Wood are 
particularly scenic. They are well set into the landscape 
forming vegetated corridors, defined by mature trees, 
walling, shrubbery and hedgerows. PROWs to the south, 
west and north link the village with the surrounding 
settlements through an open countryside. 

The National Cycle Network Cheshire Cycleway RR70 that 
runs from Parkgate and Chester to Bollington and Tegg’s 
Nose is in accessible proximity, located to the south of 
Alderley Edge.

N

Fig. 3.12 Alderley Edge Recreational Connections map.
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3.6 Key Views
There are a number of key views within and surrounding 
the village which should be maintained and protected. 

Of these, there are some high quality open views from the 
village to the open countryside on the edges which will be 
particularly sensitive to development such as views 1, 2 
and 3. View 2 provides an interesting open view towards 
the Edge. There are also long distance views towards 
the village such as views 3, 4, 5, 6 and 7. To protect the 
sensitive edges from development, and conserve Alderley 
Edge’s village character, measures such as soft edges 
(including tree and hedge planting) should be adopted, as 
well as opting for lower densities. Partly obscured views 
8 and 9 towards the village and landscape features are of 
interest.  

However, there are not many internal views. The village 
scape is characterised by heavy vegetation, which 
create corridors and enclosure in the public realm. The 
winding roads, mature trees, walling and shrubbery create 
interesting views 10, 11 and 12 with glimpses of houses to 
the east of the village centre.

Therefore, views from within the village, as well as views 
looking towards the village from the rural fringe, should be 
carefully addressed.

Fig. 3.13: View 1 is a open view onto the rural 
landscape.

Fig. 3.14: View 2, a view towards the Edge. Fig. 3.15: View 3.  An open view onto the Green 
Belt in the south of the village.

Fig. 3.16: View 4. A long view onto Ryleys Farm 
and  St Philip And St James Church beyond.

Fig. 3.17: View 5. A long view towards the village 
centre.

Fig. 3.19: View 7. The village ‘edge’ seen when 
approaching Alderley Edge.

Fig. 3.18: View 6.  An open view onto the rural 
landscape.

Fig. 3.20: View 8.  An obscured internal view to 
the Edge.

Fig. 3.21: View 9. Is a distortedis an obscured view 
towards the village from one of the footpaths.

Fig. 3.24: View 12. Internal view. Fig. 3.23: View 11. Obscured, internal view.Fig. 3.22: View 10 is one of the interesting internal 
views,

Fig. 3.26: View 14. Phillips & St James 
Church from the park.

Fig. 3.25: View 13. Long view from Castle Rock.
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3.7 Focus Areas
The following section summarises the differing characters 
present in six focus areas defined by the neighbourhood 
plan group, AENPSG. The assessment by the AENPSG 
used the Planning Aid Character Assessment tool which is 
based on the following 10 categories:

• layout; 
• topography; 
• spaces; 
• roads, streets, routes; 
• green and natural features; 
• landmarks; 
• buildings and details; 
• streetscape; 
• land use; 
• views. 

The six area boundaries were set by the group to capture 
zones of:

• Perceived neighbourhood and locally recognised 
areas;

• Areas which have specific development pressures;

• Areas which are bounded by a clearly defined road 
structure.

Focus Area A: A mature residential area where 
development has progressed from Victorian Times to the 
present day. Infill or new houses replace large old villas. 
A large post war estate has been developed in the Eaton 
Drive area .This is characterised by large plots, detached 
dwellings and generous open front gardens. The houses 
are all very individual, incorporating a variety of styles and 
materials. There is a leafy feel to the area, with mature 
street trees, hedgerows and strong boundaries. The area 
is distinguished by 3 schools and a prominent church.

Focus Area B: This area comprises a large private, post 
war estate from the 1960s-1970s. There are some older 

20th century properties, 2 large public open spaces and 
allotments present in the area. The Redesmere Estate is 
spacious, fairly low density and includes a mix of houses 
and bungalows, suburban in character. The dwellings 
are typical of the 1970s but do not have any distinctive 
Alderley Edge characteristics. The 21st century new 
developments reflect the character of Alderley Edge in 
the choice of materials and detailing. There is a leafy feel 
to the area due to mature trees, through routes, and open 
spaces.

Focus Area C: Over half of the area is a designated 
Conservation Area. It is predominantly comprised of large 
villas on spacious plots which date back to the expansion 
of the village when the railway line was constructed. 
The area has a large number of varied historic assets 
including local and national Listing designations, as well 
as examples of high quality design with bespoke houses 
and unique streetscape. The area is also characterised 
by pronounced  topography and a leafy environment. 
Mature trees, hedges and shrubs contribute to the unique 
character of the whole location.

Focus Area D: The area covers the centre of the village 
with its retail and commercial uses. Development is 
generally denser and higher along London Road, with 
a network of small side streets leading from this with 
terraced housing. Larger houses and lower density 
development lies beyond that, with a general leafy 
character, significant amount of open space, green 
frontages and views to The Edge. 

Focus Area E: The area has a mix of developments, types 
and styles with clearly visible chronological development, 
with only a few rare  pre-Victorian buildings remaining. 
Victorian and Edwardian additions and the clearly defined 
post-war housing are evident in this area. Other private 
post-war developments are generally smaller scale or 
one-off houses. The northern tip of this area forms part of 
the green gap to Wilmslow.

Focus Area F: Large elements of open green space 
extend across the centre of the area. Residential 
development is generally low density with landscaping 
and a leafy feel. Noise from traffic on the B5359 is 
significant. There is a railway to the eastern edge. Zone 
F forms  a significant part of the separation between the 
built up areas of Alderley Edge and Wilmslow.

3.8 Setting the Scene
As a result of engagement with AENPSG and the 
village study, it was agreed that in order to guide new 
developments in Alderley Edge, it is necessary to create 
a comprehensive yet clear and simple guidance, which 
would respect the unique features of each part of the 
village. 

As a result, it was decided that the design criteria for the 
Design Codes will be split into two categories based on 
the development location:

Development within the Village Perimeter Area: This will 
cover any development that is currently Green Belt.

Development within the Village boundary: This will cover 
infill development and one off houses that lie within the 
current Village Boundary. 
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VILLAGE DESIGN 
CODES & PRINCIPLES

04
This section provides a series of village 
wide design principles which will deliver 
the overarching objectives in terms of 
safeguarding the existing unique identity of 
the village, complementing its architectural 
quality, and promoting sustainability.



4.1 Contribution to 
Character
Alderley Edge has a unique Cheshire village character. 
In order to allow the developments to fit in well into the 
village, the Design Codes are based on two categories 
provided in the previous section (see Fig. 4.1). Each of 
the two categories will have their own individual set of 
characteristics, united together by overarching codes 
and design principles. This should allow Alderley Edge to 
be developed as a single entity, yet corresponding to the 
local context.

Development within the Village Perimeter Area: 

The village perimeter area is characterised by a generally 
flat, rural setting, with low density development of varied 
types set in the scenic Cheshire landscape. 

The series of Design Codes for this area will cover any 
new build site that is currently within the Green Belt. 
These developments should be characterised by leafy 
environments, green edges, trees and a mix of built 
forms. Boundary treatments should be in keeping with the 
existing types. The building design should use the local 
colour palette with brick/render/stone walls, slate/tile 
roofing and uniform fenestration.

Development within the Village Boundary: 

The village built-up area is characterised by a unique local 
landscape, varied high quality architecture, recognisable 
village centre, tree-lined streets and an attractive mix of 
buildings.

The set of Design Codes will cover any development 
within the current Alderley Edge village boundaries. It will 
provide a high level guidance to infill development, one off 
houses, extensions and other types of development. The 
main aim of the Design Codes for this location is to ensure 
that any new development is appropriate to and respectful 
to the neighbouring buildings and established urban grain.  

Fig. 4.1: Alderley Edge Policy, Designations and Growth Map.
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4.2 Village growth 
Alderley Edge sits within a scenic Cheshire landscape 
dominated by The Edge and the Green Belt. The area is 
rich in numerous historic and environmental designations, 
such as Alderley Edge Conservation Area, the Site of 
Special Scientific Interest (SSSI) of Windmill Wood, and 
the Historic Scheduled monument of Chorley Old Hall. 
Moreover, the village boundaries are defined by the Green 
Belt, which preserves the setting and special character 
of the village, in addition to safeguarding the countryside 
from encroachment. This creates a unique and visually 
rich landscape and built environment, which needs to be 
protected and developed carefully and sustainably.

As it is discussed in Section 2 Planning Policy and 
Evidence Review, with a particular reference to 
Publication Draft Site Allocations and Development 
Policies Document (SADPD) (2019), Alderley Edge is 
anticipated to accommodate substantial development 
during the plan period. Therefore, this Design Code 
document will allow the village to safeguard and enhance 
its distinctive character throughout the upcoming years. 

Village Wide Design Code (VG):

New development should consider, respect and protect 
Alderley Edge’s sensitive environment and setting. Any 
new development should demonstrate that it will make 
a positive contribution to the settlement, integrating 
seamlessly into the existing grain. The village growth 
should only occur in the most appropriate locations, 
where the highest levels of integration, sustainability, 
connectivity and design quality can be achieved. 
Brownfield site development is highly encouraged, 
preventing Alderley Edge from sprawling, and  providing 
sustainable growth. The new development should respect 
existing building lines and frontages, maintain adequate 
privacy distances and be appropriate to the locality. 
Boundary treatments to development should not be 
urban sprawl, but form new suitable boundary definition 
to the village. The impact of the car parking provided 
should be minimised and  refuse containers should be 
accommodated in a suitable screened location.

Fig. 4.2 Alderley Edge Policy, Designations and Growth Map.
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4.3 Protecting the heritage
Heritage plays an important part in determining the 
visual quality and character of any settlement. Alderley 
Edge is renowned for its numerous designated and non-
designated heritage assets, extensive gardens, large villas 
and green spaces (see Fig 4.3-4.11). These determine the 
village’s distinctive appearance and architectural quality 
as discussed in Section 3 Understanding Alderley Edge 
in more detail. 

Village Wide Design Code (HER):

Any new development  should demonstrate  that  it plays a 
positive contribution to the historic value of Alderley Edge, 
protecting and enhancing existing designated and non-
designated heritage assets. It should be designed with 
consideration of the Alderley  Edge  Conservation Area 
Appraisal (2004) and any subsequent Local Authority 
Appraisal. Therefore, new developments that affect the 
Conservation Areas and the setting of Heritage Assets 
should protect important views, respect the village grain, 
preserve the setting of the village  and  Conservation 
Area, as well as be appropriate in terms of use. Only 
the highest level of architectural design quality which 
respects the overall historic character of the village will be 
acceptable. 

Fig. 4.3: Grade II listed Methodist Church. Fig. 4.4: Grade II listed Barclay’s Bank building.

Fig. 4.6: Grade II listed Drinking Fountain. 

Fig. 4.5: Grade II* listed St Phillip’s Church.

Fig. 4.7: Grade II listed gatehouse, dovecote and 
walls, Broomfield House.

Fig. 4.8: Grade I listed Chorley Old Hall.

Fig. 4.9: Villa on the Edge. Fig. 4.10:Villas on Trafford Road. Fig. 4.11 Grade II listed Ryleys Farm Barns.

Conservation Areas (CODE HER.CONS)

Alderley Edge has three conservation areas: Elm Grove, 
Davey Lane and Alderley Edge. New development should 
protect and enhance the village’s historic value and 
character.

Listed Buildings (CODE HER.LIST)

A large number of nationally Listed Buildings are present 
in Alderley Edge. The majority of these listed buildings 
are found in the village core, however there are listed 
buildings present in different parts of the Neighbourhood 
Plan area. The setting of these needs to be respected and 
any development that may impact upon these historic 
designations needs to provide a scoping of assets in 

accordance with the guidance provided by Historic 
England, and consider and justify any potential harm.

Other Historic Features (CODE HER.OHISTF)

Alderley Edge has other historic features such as 
registered parks and gardens, as well as other features 
which include historic detailing and unlisted buildings (see. 
Alderley Edge Conservation Area Appraisal, 2004). All of 
these need to be considered, protected and enhanced by 
any potential future development.
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4.4 Protecting and 
integrating green 
infrastructure, site edges 
and the public realm
The village’s Green Infrastructure plays a crucial 
role in shaping the visual and ecological element 
of the area. In order to achieve the highest level of 
sustainable development, Green Infrastructure should 
be well designed and managed, retained and improved 
where possible and be well integrated into the village, 
maintaining local distinctiveness. In addition, the provision 
of properly designed public open spaces is essential 
for resident’s well-being and high quality townscape. 
Environmental designations such as the Windmill Wood 
(SSSI) and Green Belt, as well as non-designated Green 
Infrastructure such as heavy shrubbery, mature trees and 
countryside landscape, create possibilities for devising 
a ‘green’ network, which coupled with the recreational 
movement networks, will form a vibrant and sustainable 
environment.

Village Wide Design Code (CODE GRN):

Development should seek to retain and protect good 
quality trees, woodlands and hedgerows. It should be 
well integrated into the existing Green Infrastructure, 
protecting and where possible, enhancing it. In line 
with the Local Plan Strategy 2010-2030 (2017), new 
development should consider the provision of multi-
functional green infrastructure which would create: 
places for outdoor recreation; space and habitat for 
wildlife; opportunities to access nature; climate change 
adaptation; opportunities for environmental education; 
space for local food production; improved health and 
wellbeing; reduced air, water and noise pollution; green 
transport routes to promote walking and cycling; and 
improved quality of place. 

Statutory and Non-Statutory (CODE GRN.STT)

Alderley Edge has various statutory and non-statutory 
environmental designations, including the Green Belt 
and SSSI. Some potential expansion areas lie within or 
are adjacent to these statutory and non-statutory green 
infrastructures, thus consideration of these assets is 
needed in any new development. Development should 
not result in any net loss of natural assets, and should 
seek to provide net gains. Where there is unavoidable 
loss or damage to habitats, sites or features because 
of exceptional overriding circumstances, mitigation 
and compensation will be required. Development shall 
contribute towards the provision of green infrastructure 
and support biodiversity through the integration of new 
wildlife habitats.

Open Space (CODE GRN.OPNSPC)

As shown in Section 3.4 Green Infrastructure and Public 
Realm, there are two parks, three community allotments 
and several sports pitches identified in Alderley Edge. Any 
development should consider these open spaces as an 
integral aspect of the layout planning and structuring. If 
possible, any existing open spaces should be retained and 
enhanced, and developments need to contribute to the 
provision of the village’s open spaces. Any development 
needs to provide and complement an appropriate level 
and quality of open space.

Developments adjoining public open spaces should 
arrange main building façades and entrances to face the 
open space and enhance its character, which will help 
create a sense of place, improve natural surveillance, 
and foster social interaction. Open spaces should offer a 
variety of uses related to the surrounding activities and 
buildings. Where play areas are required, ensure that 
they are not isolated. Locate them within short walking 
distances of housing and promote natural surveillance 
with buildings overlooking them.

Trees, Hedgerows and Woodland (CODE GRN.TRS)

Trees, hedgerows and woodland make a significant 
contribution to both the built and rural environment of 
Alderley Edge. Groups of trees and  hedgerows are  used 
as a natural village boundary. Any development should 
seek to enhance and protect a network of high quality 
trees, hedgerow and woodland. Particular attention 
should be given to Windmill Wood, which has national 
significance.

The loss of mature trees and woodland, as a result of 
development should be avoided where feasible. Any trees 
or hedgerows that contribute to the historic landscape 
and biodiversity, should be retained. The spacing of 
development should reflect the rural character and 
allow space for long distance views of the countryside 
from the public realm. Trees and landscaping should be 
incorporated in the design. New development should seek 
to enhance and protect networks of high quality trees, 
hedgerow and woodland.

Fig. 4.12: An example of a leafy 
street in Alderley Edge.

Fig. 4.14: An example of green 
space within residential 
development.

Fig. 4.13 Green open field.

Fig. 4.15 An example of green 
space within residential 
development.
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4.5 Sustainable movement
Vehicular movement hierarchy has an essential role in 
the circulation and physical definition of various parts 
of the village. This hierarchy will need to be safeguarded 
and retained by any new development. In order to do this, 
the following structure and hierarchy is established and 
encouraged. Whilst it may not necessarily reflect the 
existing vehicular movement network, the encouraged 
structure would provide a sustainable, legible and clear 
road hierarchy for any potential future changes. Based on 
the road hierarchy and recreational connection discussed 
in Section 3 Understanding Alderley Edge, the village 
has a well-structured and defined vehicular and non-
vehicular movement networks. 

Fig. 4.16: A typical Residential Distributor section.

Village Wide Design Code (MV):

New development should be well integrated into the 
existing movement network. The network should be 
permeable and well connected through a hierarchy of 
high quality routes, linked with the existing streets and 
public spaces. This should be achieved through the 
establishment of clear road typologies and higher tier 
routes, and the lower tier routes segregation. 

New development should be in keeping with the existing 
movement network and have a positive contribution to the 
corresponding streetscape. Particular attention should be 
given to setbacks, drives and garden lengths. When new 
development provides additional roads, these should be 
well integrated into the existing movement hierarchy.

Provisions should be made for all forms of transport but 
with priority to walking, cycling (including secure and 
convenient cycle parking) and public transport. New 
development should ensure easy access to local services 
and facilities. 

4.5.1. Primary Distributors

Primary Distributors are the top tier routes that link 
the village with the surrounding settlements, national 
motorways and regions.

The Primary Distributors can be broken down into four 
types; Residential, Rural, Countryside and High Street. 
Residential and Rural Distributors are located in the built-
up areas of the villages, whilst Rural Distributors can be 
found beyond the village area. 

Residential Distributors (CODE MV01.01)

Residential Distributors are Primary Distributors run 
through the village built-up area, forming the spine for the 
movement network in Alderley Edge.

Residential Distributors are generally characterised by the 
leafy, residential environment, with strong street definition 
achieved from walling and mature vegetation. Access into 
properties can be provided from Residential Distributors 
directly. Also, residential properties have generally large 
plots, long setbacks and drives (see Fig.4.16). 

Key characteristics include: 

• Wide carriageways; 
• Well defined street spine and rich vegetation; 
• Pronounced walling and wide pavements typically 
present on both sides; 
• Substantial vegetation: Trees, shrubs, hedges, verges; 
• Properties along the routes have long front gardens/
setbacks. 
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Countryside Distributor (CODE MV01.02)

Countryside Distributors are located outside the village 
boundary and connect with the regional motorways and 
surrounding settlements.

Countryside Distributor streetscape type does not have 
strong definitions, due to the openness of the street 
scene, informal vegetation and countryside setting. 
Wide carriageways and minimal paving suggest the 
importance of the street in terms of the movement 
hierarchy and vehicular focused use (see Fig. 4.17).  

Key characteristics include: 

• Wide carriageways; 
• Informal vegetation and street definition;  
• Pavement on one side; 
• Open streetscape into countryside.

High Street (CODE MV01.03)

London Road has a very special High Street streetscape. 
It plays an essential role in determining the overall 
uniqueness of the village, becoming one of the most 
recognised destinations in the region. It provides a 
variety of activities, including shopping, recreation and 
social interaction. 

The street spine is well defined by 2-3 storey buildings 
and formal/informal planting. It has a rich active frontage 
on both sides accommodating cafes, restaurants, shops 
and other services. Wide pavements and narrower 
carriageways create a pedestrian friendly environment, 
which is enhanced by a number of crossing points. Many 
cafes and restaurants have spill out spaces, which create 
a very pleasant and active environment. On the other 
hand, street signage is not controlled and often causes 
street clutter which has to be avoided (see Fig. 4.18). 

Key characteristics include:

• Wide carriageways; 
• Parking on one side; 
• Minimum 3-5m pavements; 

Fig. 4.17: A typical Countryside Distributor section.

Fig. 4.18: High Street section.

• Street furniture including seating and café spill-out 
spaces;  
• Tree lines with informal planting; 
• Building line at the back of the footway; 
• Active frontage to buildings; 
• Numerous crossing points.
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4.5.2 Secondary Distributors 

Secondary Distributors circulate traffic within Alderley 
Edge, providing access to various parts of the village.

Secondary Connectors have three main types of 
streetscapes: Central Connectors, which are located 
in the village centre and are typical to higher density 
development; Village Connectors, typical to areas with 
larger properties and plots; and Suburban Connectors, 
which are located in the areas of newer development. 

Central Distributor (CODE MV02.01)

Central Distributors are located in areas surrounding 
the village centre and high street, where development 
densities tend to be higher in comparison with the rest of 
the village.

The buildings generally do not exceed 2 storeys and have 
minimal vegetation such as small hedgerows and plants 
in the front gardens. Narrow pavements are on both sides 
of a medium sized carriageway. Whilst the streets have 
minimal boundary treatments such as 1m high railing and 
brick dwarf walls, they have good spine definition due 
to short setbacks and front gardens. No on street car 
parking is permitted (see Fig. 4.19).

Key characteristics include:

• Medium width carriageways;  
• Clear definition of the street boundaries;  
• Pavements on both sides; 
• No on street car parking is permitted; 
• Short setbacks; 
• No to minimal front boundary treatments. 

Village Distributor (CODE MV02.02)

Village Distributors lie in the areas of lower density 
residential development, on larger plots set off the roads.

These routes are characterised by a leafy environment 
due to mature trees and higher hedgerows on all sides. 
Long building setbacks create a good sense of openness. 

Fig. 4.19: Central Connector section.

Fig. 4.20: Village Connector section.

Heavy vegetation, mature trees and hedges are often 
being used as boundary treatments to properties (see Fig. 
4.20). 

 Key characteristics include:

• Medium width carriageways; 
• Vague definition of the street boundaries; 
• Pavements on both sides and on-street car parking on 
one side;  
• Long setbacks to properties.
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Suburban Distributor (CODE MV02.03)

Suburban Distributor are routes present across the village, 
providing access into and around the main residential 
built-up areas of medium to low density dwellings.

These streets are characterised by a leafy, residential 
environment, with strong street definition achieved 
through walling and mature vegetation. Residential 
properties along the Primary Distributor have setbacks 
and drives of medium length (see Fig. 4.21). 

 Key characteristics include: 

• Wide carriageways; 
• Well defined street spine and rich vegetation; 
• Pronounced walling and wide pavements typically 
present on both sides; 
• Substantial vegetation: Trees, shrubs, hedges, verges; 
• Properties along the routes have front gardens/setbacks 
of a medium length.   

4.5.3 Village Streets 

Village streets provide access to individual properties and 
Secondary Distributors. Village Streets can be broken 
down into two types; Suburban and Estate Streets. 

Suburban Streets (CODE MV03.01)

These streets are somewhat similar to a Suburban 
Distributor in terms of streetscapes, but they are less 
important in terms of the movement hierarchy that is 
reflected in the narrower charriageways.

They are characterised by pronounced boundary 
treatments, long setbacks to properties and an overall 
leafy environment. They are also interconnected with 
a series of Lanes, which provide access to individual 
properties. Pavements may be on one or both sides of the 
road. No on-street car parking is permitted (see Fig. 4.22).

Key characteristics include:  

• Narrower carriageways than the Suburban Distributor;  
• Well defined street spine and rich vegetation; 

Fig. 4.20: Village Connector section.

Fig. 4.21: Suburban Connector section.

Fig. 4.22: Suburban Street section.

• Pavement on one or both sides; 
• Pronounced walling and wide pavements typically 
present on both sides; 
• Substantial vegetation: Trees, shrubs, hedges, verges.
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Estate Streets (CODE MV03.02)

These types are present in the post-war council estate. 
They are defined by medium or short front gardens. There 
are minimal boundary treatments and vegetation, which 
create an open street scene. The carriageways are of a 
medium width, with pavement on both sides of the roads. 
Car parking is informal, being present both off and on-
street (see Fig. 4.23). 

Key characteristics include:

• Medium width carriageways; 
• Clear definition of the street spine; 
• Pavements on both sides and on-street car parking 
present; 
• Medium setbacks and boundary treatments.

4.5.4 Country Lanes 

The Country Lane streetscape is very open and rural. 
Whilst their carriageways remain the same as when 
the streets were a Primary Connector or Village Street 
respectively, there is just a single (to no) pavement 
provided. The street boundaries are defined by natural/
informal rows of hedges and shrubs. No off-street car 
parking is provided (see Fig. 4.24). 

Key characteristics include:

• 5.5m wide carriageways; 
• Vague definition of the street boundaries; 
• Heavily vegetated in areas contrast with opened-up 
countryside roads; 
• Narrow pavements on one side with ditches on another;  
• Shrubs on both sides;

Fig. 4.23: Estate Street section.

Fig. 4.24: Country Lane section. 
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4.5.5 Lane

Lanes provide access to properties, have very narrow 
carriageways and no pavements. The boundary definition 
is very clear due to the extent of mature trees, hedgerows 
and shrubs, as well as pronounced walling. Such streets 
have a very enclosed streetscape with residential 
character. 

 Key characteristics include:

• Narrow carriageways with no pavements provided; 
• Strong street boundary definition; 
• Pronounced boundary treatments and very leafy 
streetscapes; 
• Properties have long setbacks; 
• Some level of on-street car parking present.

Fig. 4.24: Country Lane section. 

Fig. 4.25: Lane section.
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4.6 Local Identities
Alderley Edge has a special village character, being well 
known with its recognisable village centre, wealth, history, 
as well as its setting in a scenic Cheshire landscape. The 
village has a strong rural interface with its boundaries 
clearly defined. Furthermore, many of the village buildings 
have a unique design or were designed by recognised 
architects of different periods, as stated in Alderley 
Edge Conservation Area Appraisal (2004). Bearing in 
mind the heritage and environmental assets, as well as 
the high quality design, the village has a strong identity 
and well established, high quality streetscapes. It is also 
characterised by a defined rural interface, with strong 
boundaries and minimal transition between the village and 
Green Belt. The buildings of Alderley Edge are notable for 

their varied styles, origins, materials, and sizes, which 
reflect the development pattern within the village.

Alderley Edge is shaped with a wide variety of architectural 
styles, building types and urban structures. However, 
there are certain consistent elements throughout the 
village which positively contribute to the special character 
of Alderley Edge

4.6.1 Architecture, Materials and Detailing. 

There are three main types of houses in the village: Villas, 
terraced properties, as well as detached/semi-detached 
properties.

Fig. 4.26-4.31: Good examples of villas in Alderley Edge.

Villas (CODE LOC.ARC01)

The styles of the villas range from medieval manor houses, 
Tudorbethan, Italianate, neo-Georgian, Arts and Crafts, 
Victorian or contemporary minimalistic, although most 
of the villas are from Victorian and Edwardian eras. The 
villas typically have very large, well vegetated gardens and 
long setbacks. Typically, all of the boundaries are defined 
by mature trees and hedges, and thick holly or privet 
hedging is very much a local feature. The front boundaries 
are often combined of hedgerows with stonewalls. 
Particularly attractive are the walls where the original 19th 
century sett have been retained and where the naturally 
occurring rock forms the base of the high stone walls. The 
adjacent diagram and examples of good designs for the 
villas illustrate ‘a selection of recommended architectural 
options and palette of materials (Fig. 4.26-4.31).  New 
developments of this type of housing should follow the 
design principles set out in this code.

Village Wide Design Code (LOC)

New development should be designed to respect and 
positively contribute to the unique character of Alderley 
Edge. Architectural style, materials and detailing should be 
sympathetic to the existing village.

Bespoke housing designs, developed specifically for a 
site are welcomed  for any proposed schemes  across 
the village, as long as they take cognisance of, and draw 
inspiration from their context and the constraints of the 
site and adjacent plot density where they are proposed. 
If and where a contemporary design approach is used, it 
should be well integrated with the setting of the building.

New housing design in the village should be locally 
inspired, of distinctive character, of the highest 
architectural quality and not just standard developer 
house types that can be seen anywhere. The proposed 
block structure of new housing should be well integrated 
into the existing layout, creating a pleasant, liveable and 
legible village environment. New development should be 
complementary to the village’s particular architectural 
identity, the uniqueness of the High Street, as well as 
representing a careful interrelationship of old and and new. 
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Off street parking on driveway in 
front of property

Dentil brickwork Cornice

Sash windows with white frames 

Clay pantiles Slate

Red brick wall boundary Hedge boundary

Red/brown 
brickworkCream brickwork

2/3 storeys with generous 
flood to ceiling heights

Large set back with front 
garden and driveway

Tall chimneys

Recessed frames set 
into walls

Stone walling and 
hedgerows

Render

Fig. 4.32 Materials and Detailing Design Code Diagram for Villas.

Red sandstone

Stone tile
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Terraced CODE LOC.ARC02)

Terraced properties are distinguished by a selection of 
architectural styles. These properties do not normally 
exceed two storeys in height, have short to medium 
setbacks and front gardens, uniform building articulation 
and fenestrations, gabled roofs and vertical rhythm. 

This rhythm is also reflected in the use of chimneys to 
break long continuous roof lines.

Generally, terraced houses have shorter gardens and 
informal front boundary treatments. The adjacent 
diagram, and examples of good designs for the terraced, 
properties illustrate the selection of recommended 
architectural options, material palette and materials (Fig. 
4.20-4.26). 

New developments of this type of housing should follow 
the design principles set out in this code.

Fig. 4.33-4.38: Good examples of the terraced properties in Alderley Edge.
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Fig. 4.33-4.38: Good examples of the terraced properties in Alderley Edge.

Dark Slate Plain tiles

Buff stone

Cream brick

Metal railingsStone wallStone door surround 
with recessed doorway

Eaves

Red/brown brick

Vertical proportion 
windows

Short to medium set backs 
with front gardens

Red brick wall 
boundary

Hedge boundary

Fig. 4.39: Materials and Detailing Design Code Diagram for terraced properties.

Quoin detail

Chimneys break up roof 
line and create rhythm 
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Detached and Semi-Detached (CODE LOC.ARC03)

Detached and Semi-Detached houses are generally 2 
storied, with gabled roofs sitting on medium to large, well 
vegetated plots, with integrated front gardens and drives. 
The front boundary treatments are arranged in an informal 
manner, with many properties having open front gardens. 
Others have small hedges, walling or rail fencing to define 
the front gardens. The adjacent diagram, and examples 
of good designs, illustrate the selection of recommended 
architectural options, material palette and materials (Fig. 
4.40-4.45). 

New developments of this type of housing should follow 
the design principles set out in this code.

Fig. 4.40-4.45: Good examples of  semi-detached and detached  properties in Alderley Edge.
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Fig. 4.40-4.45: Good examples of  semi-detached and detached  properties in Alderley Edge.

Off street parking on driveway in 
front of property

Max 2 storeys

Set back from street with 
front garden and driveway

Red/brown brickworkClay plain tiles

Hedged side boundary

Side hinged white 
multi-paned 

windows

White neutral coloured renderSlate

Recessed frames set 
into walls

Metal railingsStone wallRed brick wall 
boundary

Hedge boundaryFig. 4.46: Materials and Detailing Design Code Diagram for semi-detached and detached properties.

Quoin detail

Chimneys add to gables 
and break roof line.
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Crown Copyright and Database Rights 2018. Ordnance Survey 100049045

Crown Copyright and Database Rights 2018. Ordnance Survey 100049045

Fig. 4.35: An example of informal block structure in Alderley Edge.

Fig. 4.36: An example of formal block structure in Alderley Edge.

New development Existing  development 

Development should be designed to sit comfortably beside existing 
dwellings. Designs should consider the existing roof and building lines as 
well as rhythm and building to plot ratios.

Fig. 4.34: Block Structure Design Code Diagram. 

Street

4.6.2 Block Structure 

Alderley Edge has two main types of block arrangements 
which are acceptable in every location (village boundary 
and village perimeter as shown on Fig. 4.1), but 
developments within the village boundary should be 
dominated by formal arrangements, whilst developments 
on the village perimeter should be dominated by Informal 
arrangements. Formal blocks are generally more typical 
of higher density developments with uniform building 
line and smaller plots, whilst informal arrangements are 
typical of larger dwellings and plots are arranged in a 
more organic and complex way.  The minimum residential 
amenity standards for property fronts to fronts (18 metres) 
and back to backs (21 metres), as set out in the Local 
Plan, should be seen as a minimum where development 
backs onto existing housing. However, within new 
development there is an opportunity to use innovative, 
design led approaches to ensure privacy without slavishly 
responding to the minimum distances approach.

Informal (CODE LOC.BS01)

Informal arrangements have an organic block structure 
of varied shapes, with the majority of the properties face 
the curvy roads. Properties are typically arranged in a 
low density detached manner, with a few semi-detached 
properties. Plots tend to be larger, with long setbacks 
and front gardens. Building line is not uniform with a 
more varied articulation. The alignment of these informal 
building lines usually responds to the context of the 
surrounding landscape (see Fig. 4.35). New developments 
should follow the Block Structure design principles set out 
in this code.

Formal (CODE LOC.BS02)

Formal blocks are brought together by small to medium 
sized plots, where buildings are arranged in a uniform 
manner with minimal articulation. The buildings face 
the streets, which also have a straighter arrangement in 
comparison with the informal blocks (see Fig. 4.36). New 
developments should follow the Block Structure design 
principles set out in this code.
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Village Wide Design Code (SUST):

Any new development should be designed in a way to 
consider sustainability in line with Policy SE 1 and Policy 
SD2 of the Local Plan Strategy 2010-2030 (2017) 2017)
and Policy AE3 Sustainable Housing Design from the 
AENP.

Developments on the land that was formerly Green Belt 
must reflect the exceptional change from green fields to 
developed area. 

A reduction in background noise and improvements 
in air quality should be achieved. New development 
should be designed with consideration of sustainability 
requirements and best practice standards, such as 
BREEAM, Building for Life, Living Building Challenge etc.

Sites within Green Belt (CODE SUST.GRN.BLT)

Sites that currently lie within the Green Belt, prior to 
the SADPD of 2018, should be treated as exceptional 
because of their change from green space to developed 
area. The development of these sites needs to achieve 
higher standards of eco design to mitigate the impact of 
developing green space, with the loss of environment and 
biodiversity that such development entails. Developers 
are in a privileged position of being allowed to develop 
virgin open countryside, and any development in the 
village must reflect this. 

4.7 Sustainable design
Sustainable development is essential in order to comply 
with national and local planning policies, to address 
the climate emergency as well as reflecting current 
best practice in architectural design. More and more 
settlements aim towards becoming zero carbon. As 
Alderley Edge also desires to move towards achieving 
the highest standards of sustainability, contemporary 
architectural design should be encouraged.

Amenity (CODE SUST.AMNT)

Developments should ensure adequate safe and secure 
cycle storage and also waste and recycling facilities are 
provided within garden areas or the curtilages of houses.

External charging points should be provided on walls 
close to parking areas and within private garages to 
support the use of electric vehicles. 

Design (CODE SUST.DSGN)

Buildings should be orientated and designed to 
maximise energy, resource and water efficiency, and the 
use of innovative new technologies to reduce energy 
consumption and support low carbon energy production 
will be supported. This will be subject to mitigation 
measures required to address any adverse impacts on 
local character and heritage;

Developments should protect and enhance wildlife, 
biodiversity, and other ecosystem services provided by 
the natural environment.  Schemes should incorporate a 
Green Infrastructure approach to development, utilising 
open spaces, landscaping and green roofs to provide 
appropriate local habitats for wildlife, at the same time as 
providing measures to manage surface water run-off and, 
where possible, recreational opportunities;

Wherever possible, designs should retain and enhance 
the existing green character of the residential areas 
by protecting the mature tree canopy, hedgerows, 
gardens, grass verges, allotments and other green space 
throughout the village.  Schemes should conserve the 
heritage and ecological value of individual ancient trees, 
and use characteristic native species in new planting. 
Where such features, or parts thereof, cannot be retained, 
suitable mitigation planting will be expected. Appropriate 
buffers to retained trees and hedgerows should reflect a 
requirement to avoid damage to the feature itself, and also 

any site-specific constraints identified through relevant 
surveys. 

Developments should incorporate suitable provision for 
private gardens, or communal areas for food growing, and 
allotments as part of any public open space provision.

The provision of low carbon technologies are encouraged 
to reduce the emissions and improve the efficiency of the 
buildings. The designs of those technologies should be 
subtle and seamless in appearance, in order to reduce 
any adverse impact on local streetscapes, character and 
heritage assets. 

SuDS (CODE SUST.SDS)

Sustainable drainage systems (SuDS) represent an 
opportunity to create great places and maximise the value 
and desirability of property schemes, whilst managing 
water better. To capture this potential and ensure that 
cost-effective solutions are delivered, SuDS must be 
considered from the very beginning of a project and 
integrated within the design of new developments where 
possible. 

SuDS should not be thought of as individual items, but as 
an interconnected system, where water slowly flows from 
where it falls to a soakage area or discharge point through 
a series of features that help to treat, store, re-use, convey 
and celebrate water. Well-designed SuDS rarely function 
with only a single purpose (e.g. water attenuation). By 
using SuDS as part of an urban design toolkit, and keeping 
water management above ground where possible, SuDS 
can be used to enhance the surrounding environment and 
provide a host of additional benefits.
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IMPLEMENTATION 
DESIGN CODES FOR THE STREETS AND HOMES

05
This section will look at individual Character 
Areas of Alderley Edge and provide a 
comprehensive design guidance to each 
through a series of Design Codes. This will 
allow safeguarding unique distinctiveness of 
each character area and provide guidance to 
new development. 



5.1 Applying Design Codes 
to Alderley Edge
In accordance with the SADPD, discussed in Section 
2, 85 houses are allocated, suggesting the extent of 
development to happen in the village over the Plan period. 
This Design Codes document has been produced to 
provide guidance for any future housing development in 
Alderley Edge to ensure that it will consider, safeguard 
and, where possible, enhance the local character and 
distinctiveness. 

The Design Code provides a high level design guide for 
any development across the whole village. Hence, any new 
development should consider and respect the immediate 
context in the initial stages of design and planning. 

Based on the understanding gained in the previous 
sections, alongside feedback captured during the 
engagement workshop with the Steering Group and the 
planning policy, the Design Codes will be applied to two 
categories of developments:

1) Development on the village perimeter;

2) Development within the current village boundary.

 Note: See Map at 4.1 page 26 showing the two  
 zones.
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Development on Village 
Permeter

Development within the 
current Village Boundary

Residential Distributors 
(CODE MV01.01)

Countryside 
Distributors (CODE 

MV01.02)
High Street (CODE MV01.03)

Central Distributors (CODE 
MV02.01)

Village Distributors (CODE 
MV02.02)

Suburban Distributors (CODE 
MV02.03)

Suburban Streets (CODE 
MV03.01

Estate Streets 
(CODE MV03.02

Development on Village 
Permeter

Development within the 
current Village Boundary

Villas (CODE 
LOC.ARC01)

Terraced (CODE 
LOC.ARC02)

Detached and Semi‐Detached 
(CODE LOC.ARC03)

Informal (CODE LOC.BS01) Formal (CODE LOC.BS02)

Development on Village 
Permeter

Development within the 
current Village Boundary

Location
Contribution to 

Character

Location

Location

Village Growth (Code 
VG) Other Historic Features  

(CODE HER.OHISTF)

Protecting the Heritage

Secondary Distributors Village StreetsPrimary Distributors

Conservation Areas (CODE 
HER.CONS)

Listed Buildings (CODE 
HER.LIST)

Statutory and Non‐Statutory 
(CODE GRN.STT)

Open Space (CODE 
GRN.OPNSPC)

Protecting and integrating green infrastructure, site edges and the public realm 

Trees, Hedgerows and Woodland 
(CODE GRN.TRS)

Country Lanes Lanes

Sustainable movement

Architecture, Materials and Detailing Block Structure

Local Identities

Sites within Green Belt (CODE 
SUST.GRN.BLT)

Amenity (CODE SUST.A)
SuDS  (CODE 
SUST.SDS)

Design (CODE 
SUST.DSGN)

Sustainable Design

5.2 How to Use the Matrix
The matrix in Table 1 shows which part of the code 
appears within each location. 

The code will provide certainty by helping any new 
development within each area to understand what the 
Alderley Edge Neighbourhood Plan expects from the 
design, layout, materials and landscape, in the preparation 
of planning applications for development proposals.

This design code highlights the assets of the wider focus 
areas; any potential future developments should observe 
this code and analyse which assets are relevant for the 
specific development.

Table 1 : Design Code matrix.
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06

NEXT STEPS



6.1 Next Steps
This report aims to identify the key design features 
present in Alderley Edge with the intention of influencing 
the design of any future housing developments. It is 
recommended that the NPSG should use this document 
to embed design policies within the Neighbourhood Plan. 
The document should also be taken into account by 
developers in order to understand the design character of 
the housing which will be appropriate within the village.

It is important to note that the design details which have 
been noted in this report should be carefully interpreted, 
in order to avoid developments which are a pastiche of the 
existing buildings within the village, as this would cause 
harm to  Alderley Edge’s character.
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