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Alderley Edge NDP 

Emerging Policies Document 

Developer Comments and Steering Group Responses 

 

 

1. Alderley Edge Neighbourhood Plan: Emerging Policies Document 
Whitehall Meadow, Wilmslow Road, Alderley Edge 
Representations on behalf of David Wilson Homes North West (by Turley) 
December 2018 

Comment Steering Group Consideration Proposed NDP Amendments 
 

1. Introduction 
1.1 This report has been prepared by Turley, on behalf 
of our client, David Wilson Homes 
North West (hereafter referred to as ‘DWH’). It 
provides representations to the Alderley Edge 
Neighbourhood Plan Emerging Policies Document 
(October 2018), which 
is subject to public consultation until 3 December 
2018. 
 
Background 
1.2 DWH is part of Barratt Developments PLC, the 
UK’s largest housebuilder, and has a track record of 
working with local communities to deliver high quality 
developments which benefit those living and working 
in the area in which they are provided. In 2017 DWH 
delivered 572 new homes in the North West, meeting 

Noted. 
 
It is not proposed to include site allocations for major 
residential development in the Alderley Edge NDP.  Instead 
the site allocations process will be taken forward by the local 
planning authority, Cheshire East Council through the 
emerging new Site Allocations and Development Policies 
Document (SADPD). 
 
The NDP will set out more detailed planning policies to 
support and add value to the strategic planning policies set 
out in the adopted Cheshire East Local Plan Strategy 2010 - 
2030 and the policies and proposals in the emerging new 
SADPD.   
 

No change. 
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local and general housing needs, providing around 
1,600 direct and indirect jobs and almost £100m 
increase in Gross Value Added (GVA) throughout the 
region. DWH is currently building houses at a 
number of sites in the borough including Bollin Park 
and Stanneylands in Wilmslow; those sites comprise a 
range of attractive and spacious new family homes, 
including affordable dwellings. 
An infographic summarising the north-west socio-
economic footprint of DWH is enclosed at Appendix 1. 
1.3 DWH is the promoter of ‘Whitehall Meadow’, a 
high quality residential development opportunity at 
Wilmslow Road, Alderley Edge (‘the Site’). A Vision 
document is enclosed at Appendix 1 which identifies 
how sustainable development can be achieved on the 
site, making an important contribution towards 
meeting the specific housing needs for Alderley Edge 
and the Borough’s overall housing requirement. 
1.4 The Alderley Edge Neighbourhood Plan  (AENP) is 
being prepared by the steering group, 
which is made up of residents, councillors and 
employers. The preparation of the document has 
reached the stage whereby the steering group wish to 
consult on the policies which are emerging from the 
work that has been undertaken to date. The Emerging 
Policies Document (EPD) does not include fully formed 
draft polices but instead identifies areas that the each 
emerging policy will address. 

The Whitehall Meadow site is not one of the proposed sites 
identified First Draft Site Allocations and Development 
Policies Document, August 2018.   
The policies in the NDP will be prepared taking into account 
the results of the various community consultations and 
public engagement processes which have been undertaken 
over the last few years, including the recent public 
consultation on the Emerging Policies Document. 
 
 

Structure 
1.5 The structure of this document is as follows: 

Noted. No change. 
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• Chapter 2: Outlines DWH’s general support and 
concerns in relation to the emerging policies and 
aspirations of the AENP; identifies where the 
document could be amended to ensure the AENP is in 
accordance with national planning 
policy; and responds to the local issues for Alderley 
Edge appropriately. 
• Chapter 3: Highlights the development opportunity 
at Whitehall Meadow. 
• Chapter 4: Summarises and concludes DWH’s views 
of the AENP. 
2. Emerging Policies 
2.1 The emerging AENP is a land-use planning 
document that is intended to manage development 
up to 2030. The EPD establishes a Vision for Alderley 
Edge and sets seven objectives to achieve this. The 
document also highlights an overarching development 
strategy and five topic areas including housing, local 
economy, village centre, character and landscape, and 
transport and infrastructure. Reference is also made 
to a series of Aspirations which promote specific 
projects or campaigns. 
2.2 We have reviewed the document and, on behalf of 
DWH, make the following comments. 

Noted. 
 
The key planning themes may be reviewed during the 
preparation of the First Draft Plan which will be published 
for informal and then formal consultation later in 2019.  

No change. 

Vision and Objectives 
2.3 As set out in the EPD, the vision intends to set out 
what the community want Alderley 
Edge to be like between now and 2030. DWH broadly 
support the AENP vision, which 
states: 

Support for Vision and Objectives noted. No change. 



4 
 

Comment Steering Group Consideration Proposed NDP Amendments 
 

“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.” 
2.4 The vision is supported by seven objectives which 
seek to address specific elements. 
DWH wish to contribute to several of these objectives, 
specifically numbers three and six, by developing new 
housing which enhances the character of Alderley 
Edge, as well as addressing the severe constraints 
which exist with regards to parking. 
2.5 DWH are able to contribute towards Alderley Edge 
achieving its overall vision, through the immediate 
delivery of land at Whitehall Meadow which is able to 
provide 50 new homes, as well as the provision of an 
area of public parking at the southern end of the 
site, accessed from Wilmslow Road. 
Approach to Development 
Emerging Policy 1: Alderley Edge Development 
Strategy 
Overall Approach 
2.6 The introduction to the EPD poses a series of 
questions about the Neighbourhood Plan process. 
One of these asks ‘why develop a Neighbourhood 
Plan?’, and in reply paragraph 1.4 of the EDP states: 
“Neighbourhood planning provides a powerful set of 
tools for local people to ensure that they get the right 
types of development for their community where the 

Noted. 
 
The First Draft Plan will include wording from the most up to 
date version of the NPPF - currently the version published in 
February 2019. 

No change. 
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ambition of the neighbourhood is aligned with the 
strategic needs and priorities of the wider local 
area.” 
2.7 As established above, the vision for the AENP 
seeks to promote evolution and growth whilst 
preserving and protecting the elements of the village 
which residents value the most. 
2.8 The National Planning Policy Framework (NPPF) 
was updated as recently as July 2018 and contains 
government guidance on the preparation of 
Neighbourhood Plans and also what they can achieve. 
Paragraph 29 of the NPPF states that “neighbourhood 
planning gives communities the power to develop a 
shared vision for their area. Neighbourhood plans can 
shape, direct and help to deliver sustainable 
development, by influencing local planning decisions 
as part of the statutory development plan.” 
2.9 Paragraph 13 of the NPPF makes the point that 
whilst Neighbourhood Plans should support the 
strategic policies they should still seek to “shape and 
direct development that is outside of these strategic 
policies”. 
2.10 As set out elsewhere in these representations the 
case for some development to take place in the Green 
Belt around Alderley Edge has already been agreed in 
strategic policies. Paragraph 136 of the NPPF is clear 
that where this is the case “detailed amendments to 
those boundaries may be made through non-strategic 
policies, including neighbourhood plans”. 
2.11 The message from the government here is clear 
that the process allows for local communities to 

Noted. 
 
The NPPF has been further updated in February 2019.  The 
NDP will have regard to the most up to date version of the 
NPPF and other national planning policies and guidance as 
required in the Basic Conditions (against which the NDP will 
be examined).  The Basic Conditions Statement will make 
specific reference to relevant paragraphs in the NPPF. 
 
It is correct to note that detailed changes to Green Belt 
boundaries may be made through NDPs.  However NPPF 
paragraph 136. Sets out that "Where a need for changes to 
Green Belt boundaries has been established through 
strategic policies, detailed amendments to those boundaries 
may be made through non-strategic policies, including 
neighbourhood plans." 
 
There is no adopted strategic policy in place (in the adopted 
Cheshire East Local Plan Strategy 2010 - 2030) that sets out 
that detailed amendments to Green Belt boundaries may be 
made through the Alderley Edge NDP.  Policy PG 3 
Green Belt sets out that "6. In addition to these areas listed 
for removal from the Green Belt, it may also be necessary to 

No change. 
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control decisions that are made locally, and this 
extends to the allocation of specific sites for new 
housing. However the EDP includes no reference to 
the allocation of specific sites to meet development 
needs and does not suggest that the draft version of 
the AENP will do so. 
2.12 It is therefore apparent that there is a discord 
between the aims and vision of the plan and the 
approach that the EDP is taking in relation to 
development. The potential is there for the local 
community to direct and shape development but the 
Neighbourhood Plan Steering Group are not taking 
the opportunity to do so. DWH are of the view that 
this is the wrong approach and the reasons for this are 
set out below. 
2.13 The current strategy, as outlined in the EDP 
appears to be centred on developing policies which 
would shape development that is submitted to 
Cheshire East Council (CEC) in the form of a planning 
application. The policies focus on issues such as design 
and mix rather than specific locations for  
development. This potentially relinquishes a large 
degree of control and is dependent on Officers, and 
Members, at CEC following through on the application 
of AENP policies. 
2.14 CEC recently updated its Local Development 
Scheme (LDS), which sets out a timetable and 
milestones up to adoption of Local Plan documents. 
The 'Site Allocations and Development Policies 
Document' (SADPD) will be the second part of the 
Local Plan and will contain more detailed planning 

identify additional non-strategic sites to be removed in the 
Site Allocations and Development Policies Document."   
 
There is no mention of NDPs and specifically no mention of 
the Alderley Edge NDP in this policy. 
 
The Parish Council has commissioned a technical site 
assessment process of proposed sites that have come 
forward through the CEC Call for Sites process.  It is intended 
that this process will inform future representations made by 
the Parish Council to the SADPD. 
 
At the current time, the Parish Council is committed to 
taking an active part in the preparation of the SADPD by 
responding at all stages of public consultation and this will 
include responding to proposed site allocations and any 
changes to the boundaries of the Green Belt.   
 
The policies and proposals in the NDP will play an important 
role in identifying the special qualities of the area and 
explaining how this should be reflected in development as 
set out in paragraph 125 of the NPPF. 
 
The LDS and progress of the SADPD are matters for CEC.  As 
far as the Parish Council is aware there is no intention to 
abandon the SADPD at the current time.  The Parish Council 
will continue to work closely with officers at CEC to help 
ensure the 2 development plan documents (NDP and 
SADPD) are progressed satisfactorily and that plans and 
proposals in each document are not in conflict. 
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policies and further site allocations. The LDS estimates 
that this will be adopted in 1st quarter 2020. The 
previous version of the LDS from 2016 suggested that 
the document would be adopted in 4th quarter 2018. 
The version prior to that from 2014, claimed June 
2016 for adoption. The progress on this document has 
therefore been particularly slow and is potentially 
depriving communities of much needed development 
to meet identified needs. 
2.15 The NPPF requires that Local Plans should be 
reviewed every five years with the review having 
taken place within five years of the date of adoption. 
The CEC Local Plan Strategy (LPS) was adopted in July 
2017 and so the review will need to be complete 
within three and half years. The identification of a HS2 
hub station for Crewe is also a trigger for the review 
of the LPS, and so there is uncertainty about the 
progress of the SADPD and whether the document will 
ever be adopted. 
2.16 If CEC were to commence a review of the LPS it is 
likely that the SADPD would be abandoned. In this 
situation, the AENP, if adopted in the form that EDP 
suggests without the allocation of sites, would be 
extremely limited in the role if could play in shaping 
Alderley Edge. It would potentially fail to achieve the 
vision set out in the EDP. 
2.17 Paragraph 14 of the NPPF establishes certain 
criteria whereby the adverse impact of allowing 
development that conflicts with a Neighbourhood 
Plan is likely to significantly and demonstrably 
outweigh the benefits. One of these criteria requires 

Partially accepted. 
 
The revised NPPF sets out in paragraph 11. That "Plans and 
decisions should apply a presumption in favour of 
sustainable development…. 

No change. 
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the Neighbourhood Plan to contain allocations. This 
demonstrates that by not identifying specific sites for 
development within the AENP the adopted policies 
would not have maximum control and could 
potentially be severely weakened if CEC were unable 
to demonstrate a five year supply of deliverable 
housing. 
2.18 DWH is of the view that these issues could be 
satisfactorily addressed by extending the remit of the 
AENP to accommodate policies that allocates specific 
sites. 

For decision-taking this means: 
c) approving development proposals that accord with an up-
to-date development plan without delay; or 
d) where there are no relevant development plan policies, or 
the policies which are most important for determining the 
application are out-of-date, granting permission unless: 
i. the application of policies in this Framework that protect 
areas or assets of particular importance provides a clear 
reason for refusing the development proposed; or 
ii. any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against 
the policies in this Framework taken as a whole." 
 
Paragraph 14 goes on to set out circumstances where the 
adverse impact of allowing development that conflicts with 
the neighbourhood plan may outweigh the benefits: 
"In situations where the presumption ([of sustainable 
development] at paragraph 11d) applies to applications 
involving the provision of housing, the adverse impact of 
allowing development that conflicts with the neighbourhood 
plan is likely to significantly and demonstrably outweigh the 
benefits, provided all of the following apply:  
a) the neighbourhood plan became part of the development 
plan two years or less before the date on which the decision 
is made;  
b) the neighbourhood plan contains policies and allocations 
to meet its identified housing requirement;  
c) the local planning authority has at least a three year 
supply of deliverable housing sites (against its five year 
housing supply requirement, including the appropriate 
buffer as set out in paragraph 73); and  
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d) the local planning authority’s housing delivery was at least 
45% of that required over the previous three years."  
 
Therefore although the inclusion of site allocations in the 
NDP would contribute towards greater protection against 
further development, this is only one of several criteria that 
would be applied in development management decisions.   
  

Green Belt 
2.19 In order to support the sustainable growth of 
Alderley Edge, additional land is required around the 
settlement to meet specific development needs. As 
has been identified within the emerging CEC First 
Draft SADPD, Green Belt release is required around 
the settlement to achieve these aims. 
2.20 The exceptional circumstances to amend the 
Green Belt boundaries have been met, as required by 
national planning policy, and have previously been 
agreed as part of the examination into the LPS. 
2.21 DWH therefore support the issues identified 
within the EPD whereby it recognises that some 
development will require release of land from the 
Green Belt, acknowledging that its impact can be 
controlled and the remaining Green Belt can be 
protected for future generations. However, DWH 
would specifically request that this point is 
referenced within Policy 1. 
 
 

Support noted. 
 
Policy 1 is being reviewed by the Steering Group.  The 
development strategy for the NDP will acknowledge that in 
order to meet the housing requirement some changes to the 
Green Belt boundary may be required through the SADPD 
but the NDP will also support development within the built 
up area on small and medium sized sites. 

Consider reference to proposed 
changes to Green Belt boundary 
in SADPD in Policy 1 (or similar) 
or in supporting text. 

2.22 DWH submitted representations to the 
consultation on the SADPD (Appendix 1) which 

The Parish Council has commissioned its own independent 
site assessment process which will be undertaken by 

No change. 
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includes a Landscape Appraisal, prepared by Sweco.  
This comprises an examination of the Whitehall 
Meadow Site and five other areas of land put forward 
for development at Alderley Edge. It is a more fine-
grained analysis than CEC’s Green Belt Assessment 
considering each parcel of land in respect of their 
contribution to the purposes of the Green Belt 
between Wilmslow and Alderley Edge. The report 
concludes that: 
• The landscape and visual effects of residential 
development at Whitehall Meadow would be limited 
and acceptable; and 
• The Site does not make a critical or significant 
contribution to the Green Belt purposes. 
• The site contributes no greater or less than other 
potential residential site allocations around Alderley 
Edge. 

consultants AECOM and this will be used to inform future 
representations to the SADPD. 
 
However it should be noted that the Whitehall Meadow site 
is located on a key gateway into the village and its 
development would have a significant visual impact on the 
setting of the village as it is approached from Wilmslow 
Road.   
 
In terms of contributing to the 5 purposes of the Green Belt, 
the terms "critical or significant" are not relevant as the 
NPPF does not require this as a test. 
 
The Cheshire East Council Green Belt Assessment Update 
2015 Final Consolidated Report identifies the site as lying 
within parcel AE01.  The Parcel assessments (Appendix F 
Mapped Parcel Assessment Results pF1) indicate that this 
area makes a major contribution to Green Belt purposes. 
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Appendix C (pC1) provides the assessment of this parcel of 
land against the 5 purposes of the Green Belt.  This sets out 
the following: 
 
AE01:Land east of Alderley Edge  Bypass and west of 
Alderley Road 
 
1 Check the unrestricted sprawl of large built-up areas 
Significant Contribution: Well contained by the surrounding 
road network (Alderley/Wilmslow Road to the east and 
the A34 to the west) and backs onto properties along Brook 
Lane to the south.  Prevents the opportunity for 
development to spread northwards along Alderley/ 
Wilmslow Road, where there are already a number of 
buildings, including a hotel and public house contained 
within the adjacent parcel (ALE02). 
 
2 Prevent neighbouring towns merging into one another 
Major Contribution: A vital area of land in maintaining a 
gap between Wilmslow and Alderley Edge. 
 
3 Assist in safeguarding the countryside from 
encroachment 
Significant Contribution: Detached from the main built up 
area of Alderley Edge (with the exception of the southern 
boundary along Brook Lane), relatively open in feel, 
although the proximity of main roads reduces this 
somewhat. Well contained by the surrounding road 
network to prevent encroachment in the long term. 
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4 Preserve the setting and special character of historic 
towns 
Contribution: Alderley Edge is a historic town with a 
designated Conservation Area. The Conservation Area does 
not fall within the 250m buffer to the south of the parcel 
however there is a listed building within the buffer but 
it is separated by an area of residential properties. 
 
5 Assist in urban regeneration, by encouraging the 
recycling of derelict and other urban land 
Significant contribution; Alderley Edge has 2.2% brownfield 
urban capacity for potential development, therefore 
the parcel makes a significant degree of contribution to the 
purpose. 
 
Overall evaluation 
The parcel makes a major contribution to Green Belt 
purposes. Although the strong boundaries would prevent 
encroachment into the countryside, the parcel has an 
essential role in maintaining the separation of Alderley edge 
and Wilmslow. The land is has few urbanising influences and 
mainly consists of gently undulating fields. Openness is 
affected by the proximity of main roads, particularly 
the A34 to the west. 
 
Overall assessment 
Major contribution. 
 
 
In addition the EPD sets out in Policy 13: Landscape 
character and access that "the policy would also seek to 
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preserve the separation of Alderley Edge from Wilmslow, 
and other neighbouring settlements." 
 

2.23 Earlier consultation undertaken by the steering 
group has also identified that that the Whitehall 
Meadow site is one of the highest ranking sites for 
residential allocation in the village. 
2.24 DWH are able to demonstrate that the proposed 
development would not be harmful to the physical 
integrity of the Green Belt or to its policy objectives. 
Also, the area of land proposed to be developed is 
positioned adjacent to the existing built up area and 
would not lead to the merging of Alderley Edge and 
Wilmslow. Therefore, the AENP should recognise the 
need for the release of this land from the Green Belt 
and allocate the site for future development. 

The Steering Group does not propose to include major site 
allocations in the NDP at this time and indeed cannot 
allocate sites that require a change to the Green Belt 
boundary until the strategic planning policy framework 
supports this approach - for instance following a review of 
the Local Plan Strategy 2010 - 2030.   
 
Site allocations will be determined through the SADPD and 
future representations promoting the site should be 
addressed to Cheshire East Council in response to 
consultations on the emerging new SADPD. 

No change. 

Scale of Development 
2.25 The EPD establishes that Policy 1 ‘Alderley Edge 
Development Strategy’ will set out the requirement 
for development to be delivered on ‘small and 
medium sized sites’. DWH urge the steering group to 
consider including within the AENP an explicit 
definition of the terms ‘small’ and ‘medium’ to ensure 
there are specific guidelines to inform future 
developments within Alderley Edge; this will eliminate 
any opportunity to challenge what could be 
considered ‘small’ or ‘medium’ in comparison to the 
existing village. 
2.26 DWH therefore recommend wording is inserted 
into draft Policy 1 (or the glossary if more appropriate) 
which restricts development to a maximum of 50 

Noted. 
 
The preparation of the First Draft Plan will include 
consideration of terms such as "major development" (as 
defined in the NPPF) and will also include the preparation of 
draft planning policies which will consider defining such 
terms as "small" and "medium" scale.  Upper thresholds for 
development sites will also be considered as part of this 
process. 

Consider detailed policy wording 
and definitions related to 
appropriate scales of 
development sites. 
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dwellings. This will adequately reflect the aspiration to 
grow the village organically, as can be accommodated 
at Whitehall Meadow. 
Community Benefits 
2.27 Paragraph 5.1 of the EPD highlights the need to 
establish which community benefits should be sought 
from new development. Whilst DWH encourages that 
a flexible approach is taken in this regard, it is 
imperative that new development is capable of 
addressing known local issues. 

Noted. 
 
The Steering Group are continuing to look at potential 
community benefits, taking account responses to the 
consultation on the EPD. 

No change. 

Housing Policies 
2.28 This section identifies emerging policies which 
relate to housing, focusing on mix and design. These 
points are addressed below. 
Emerging Policy 2: Housing Mix 
2.29 There is a compelling and urgent need to address 
the issue of housing availability and affordability in 
the village. 
2.30 House prices provide an indication of the local 
balance between housing supply and demand. Based 
on sales recorded between April 2016 and March 
2017, CEC’s evidence base shows that the average 
house price in Alderley Edge during that period was 
£365,000 and significantly higher than average for 
both the borough and other Local Service Centres 
(LSCs). This indicates that Alderley Edge is 
characterised by relatively high house prices, which 
are likely to be at least partially driven by an 
imbalance between supply and demand, with very 
limited new supply coming forward. 

Noted. 
 
The Parish Council has commissioned a local housing needs 
survey. 
 
The findings of this up to date assessment will be used to 
inform a policy on local housing need in the NDP.  Such a 
policy would set out requirements for a suitable mix of 
house sizes and tenures, including affordable housing in 
Alderley Edge. 

No change at this stage. 
 
The Policy on meeting local 
housing need will be informed 
by the most up to date evidence 
from the housing needs survey. 
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2.31 While there are existing commitments for 54 new 
dwellings in the town, all but one site is for less than 
10 units (12 dwellings at Horseshoe Lane) and the 
majority comprise developments of just 1 unit; 
including a number of sites where there will be 
no net gain due to replacement of an existing 
dwelling. 
2.32 Even when taking account of variation in local 
incomes, the scale of the affordability challenge in 
Alderley Edge is clear where average house prices are 
6.4 times average earnings; although similar to other 
LSCs, that is higher than the average for Cheshire 
East (5.5 x average earnings) and nationally. 
2.33 The characteristics of the local housing markets 
result in unmet needs for housing arising. Compared 
to other LSCs, a relatively large proportion of 
households in Alderley Edge are overcrowded with 
fewer bedrooms than required. While there is a 
backlog of households on the Housing Register in 
need of affordable housing in all LSCs, it is most 
notable in Alderley Edge. 
2.34 Policy 2 seeks to ensure that development 
responds to this need by requiring the provision of 
affordable housing for young people, and smaller 
homes, including bungalows, for those wishing to 
downsize. DWH is generally supportive of providing a 
range and choice of homes to meet the needs of the 
local area. Specifically, the availability of affordable 
housing is extremely limited within Alderley Edge, and 
presents a severe barrier to the aim of retaining and 
attracting young people and families to the 
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settlement. In turn this is detrimental to the local 
economy, facilities and services. 
2.35 DWH also recognise that the population in 
Alderley Edge is ageing and without suitable new 
housing stock to retain and attract young new 
families, the average age of the population will 
consequently continue to rise and the proportion of 
working age people will decline further. 
2.36 Therefore, the proposed development at 
Whitehall Meadow will seek to accommodate 
a broad housing mix, aimed at meeting identified local 
needs. The scheme includes affordable homes as well 
as an increased proportion of bungalows and smaller 
properties, which will provide opportunities for 
existing residents to downsize. 
Emerging Policy 3: Housing Design 
2.37 DWH are of the view that the emerging Policy 3 
‘Housing Design’ must recognise that technical 
standards in relation to housing design should be 
flexible enough to ensure development schemes are 
deliverable. 
2.38 In particular, the guidance on provision for 
garden and outdoor space, sustainable car parking, 
appropriate densities, landscaping, residential privacy 
and amenity, should all be informed by relevant 
market evidence, including from active housebuilders 
ensuring the adopted Policy is deliverable for future 
development schemes. 
2.39 The supporting evidence should inform the  
emerging Policy which will allow for the individual 

Noted. 
 
Promoting high quality design in new development is an 
important issue for the NDP.  The area has significant built 
and natural heritage assets which contribute to a high 
quality living and working environment for residents and 
employees as well as visitors.  In turn this attractiveness 
supports local economic investment and helps to maintain 
the vibrant village centre by encouraging residents and 
visitors to use local shops, cafes, bars and restaurants.  
Public consultations have demonstrated that there is 
support for including policies which require development to 
be sensitive to local character and to promote sustainability. 
 
Design policies will be informed by the design codes recently 
commissioned from AECOM which will consider different 

No change at this stage but 
detailed design policies will be 
prepared following the 
completion of work looking at 
design codes which has been 
commissioned by the Parish 
Council. 
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characteristics of different areas across Alderley Edge 
to be accommodated for. 

identified character areas.  In addition the Steering Group 
are considering other design policies which promote 
improvements to the public realm and require changes to 
shop fronts and advertising to be sensitive and of a high 
quality.   
 
The design policies will be underpinned by a robust evidence 
base of analysis, design codes and public consultation. 
 

Local Economy Policies and Village Centre Policies 
2.40 Sections 7 and 8 of the EDP relate to the local 
economy and the village centre respectively. The 
issues and emerging policies specifically highlight the 
important role of small and innovative businesses in 
the village, and identify the importance of the 
promoting vitality and activity in the village centre. 
2.41 DWH recognise that Alderley Edge contains an 
extensive range of shops, services and community 
facilities, including a library, sports centre and local 
schools which provide an abundance of social 
infrastructure to support the daily life of local 
residents. 
2.42 As the Parish Council are aware, DWH advise that 
the objectives to support the local economy and 
village centre could be significantly compromised by 
the issue of a severe shortage of car parking within 
the village. Specifically, the competing needs of 
residents, workers, commuters and shoppers are 
creating a huge demand which is impacting negatively 
on the village. A particular issue exists in regard to 

Noted. 
 
The Steering Group and Subgroups are undertaking further 
work in relation to car parking provision.  This work includes 
detailed assessments and updated research looking at 
existing provision and consideration of various options for 
supporting improved provision through planning policies and 
promoting more sustainable forms of transport such as 
walking and cycling in the NDP at the same time as 
reviewing management of existing areas used for car 
parking. 
 
At the current time the site at Whitehall Meadow is within 
the Green Belt and provision of a car park would conflict 
with Green Belt policy. 
 
 

No change. 
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short stay parking, as shoppers who would ordinarily 
support the small local shops along London 
Road, are unable to access spaces during the day. 
2.43 Recent evidence demonstrates that local  
residents consider ‘parking concerns’ to be an 
important aspect of life for residents living in Alderley 
Edge in 20301. The survey responses identify that 
existing residents are concerned about the parking 
issues within the village at present, and therefore a 
suitable solution is needed to ensure the 
objectives for the local economy and village centre are 
not compromised by a lack of supporting 
infrastructure. 
2.44 Whilst the allocation of land at Whitehall  
Meadow will enable the immediate delivery of 50 
dwellings within the village, it will also result in the 
provision of an area of parking at the southern end of 
the site. It is proposed that this would be placed 
under the control of the Parish Council and would be 
publically-accessible. Specifically, it would 
complement the operation of car parking in both the 
town centre and the Railway Station, contributing to 
alleviating existing problems of car parking and 
congestion, consequently supporting the objectives to 
enhance and promote the vitality of the local 
economy and village centre. 
 
Character and Landscape Policies 
2.45 DWH generally support the objectives of the 
AENP to promote and encourage healthy 

Noted. 
 

No change. 
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living and wellbeing, whilst maintaining the local, 
natural and historic character of Alderley Edge. 
2.46 Whitehall Meadow is located in a sustainable and 
accessible location, in close proximity to the town 
centre and Railway Station, which will enhance 
sustainable transport modes by foot or bicycle, 
ultimately encouraging healthy lifestyles for future 
residents, as sought within the AENP. 

The site is also located conveniently close to the junction of 
Wilmslow Road with the A34 Alderley Edge Bypass and 
therefore may encourage high levels of private car use. 

Emerging Policy 13 ‘Landscape Character and Access 
2.47 The development of Whitehall Meadow can be 
delivered in accordance with the principles of 
emerging Policy 13 given that the existing trees and 
landscaping will be retained where possible. 
Supporting evidence has been collated to  
demonstrate that the landscape and visual effects of 
residential development on the site would be 
limited and acceptable. 
2.48 The Vision Document demonstrates how the site 
is contiguous with the existing urban area and is 
enclosed by mature landscaping and existing roads. 
Development of Whitehall Meadow would ‘round off’ 
the settlement and not result in any coalescence 
between Alderley Edge and Wilmslow to the north. As 
such, the scale of the development represents a 
logical and controlled expansion of the existing 
settlement that will not harm its character or urban 
form. Specifically, through the adoption of 
suitable landscaping, new development can create a 
‘softer edge’ to the north of Alderley Edge. 

Noted. 
 
The Steering Group is in the process of preparing draft 
policies to protect and enhance local landscape character.  
These will identify features of local landscape importance 
which should be protected in new developments, and set 
out how schemes should include locally appropriate species 
in planting whilst responding to existing character in hard 
landscaping. 
 
Work is also underway to identify key public views which 
should be taken into consideration in siting, layout and 
design of new development. 

No change. 

Transport and Infrastructure Policies Noted. 
 

No change. 
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2.49 DWH support the objectives of the AENP to 
review parking in the village holistically, 
and to ensure that new development does not cause 
further parking or other sustainability issues. 
2.50 The social and economic benefits of additional 
parking within the village centre are of particular 
importance given that CEC acknowledges: 
“…that the availability of car parking in the village can 
be an issue with competing needs of residents, 
workers and shoppers. Alderley Edge Parish Council 
has carried out a car parking review and is seeking to 
provide additional capacity and to manage 
existing provision through a car parking strategy.”2 
2.51 Recent evidence demonstrates that local 
residents consider parking in and around the village to 
be an issue that requires change3; and in particular 
when asked what improvements are needed to 
improve the village centre, the highest scoring answer 
was ‘improved parking’4. The significant issue of 
parking is clearly visible within the graphic enclosed at 
Appendix 2 which demonstrates that parking came 
out as one of the largest issues within the village, 
illustrating the most common themes that emerged 
from the 118 responses that were received. 
2.52 DWH are able to contribute towards the  
aspiration for an overarching strategy to alleviate the 
issue of parking within Alderley Edge, through the 
allocation of land at Whitehall Meadow. 
2.53 The provision of a 50-space public car park at the 
southern end of the site would help meet the village’s 
current and future parking requirements, and provide 

Provision of a new car park within the proposed 
development site is a matter for negotiation with CEC if and 
when the site is included as site allocation in the SADPD and 
/ or a planning application is submitted.   
 
Generally national and local planning policies support an 
approach which reduces reliance on the private car and 
promotes more sustainable transport alternatives such as 
walking and cycling, and this will be key to the approach in 
the NDP.   
 
The Parish Council is aware that car parking is a significant 
local issue and the Steering Group are working hard to 
identify and progress a range of actions to address traffic 
and parking in the area. The review of parking provision 
being undertaken by the Steering Group and Subgroups will 
include consideration of parking in and around the village 
centre and at the rail station.  
 
The Group intends to work closely with CEC to identify and 
set out a range of projects to address current issues and the 
NDP will provide a supportive planning policy framework to 
ensure such initiatives are taken forward. 
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a long term economic benefit to the community, as 
has previously been supported by the Parish 
Council5. 
2.54 Given the significant scale of the issue within the 
village, and how this has been recognised by both the 
Parish Council as well as CEC, DWH would encourage 
the adoption of ‘Aspiration D: Parking Strategy’ as a 
strategic policy within the Neighbourhood Plan. 
Accordingly, a suitable site has been identified at 
Whitehall Meadow, for the provision of a 50-space 
publically accessible car park, to be managed 
by the Parish Council. 
2.55 The adoption of such a policy would address 
existing issues within the village, in accordance with 
what residents have identified as something that 
needs to change in the future. Ultimately, the 
proposed parking spaces at Whitehall Meadow will 
complement the operation of car parking in both the 
town centre and the Railway Station, alleviating 
impact upon local businesses and the village centre. 
 
3. Development Opportunity at Whitehall 
Meadow 
3.1 DWH is the promoter of ‘Whitehall Meadow’, a 
high quality residential development opportunity at 
Wilmslow Road, Alderley Edge. A Vision Document 
has been prepared which provides details of the 
development opportunity; it is provided at Appendix 
2 of these representations. 
The Site 
3.2 The Site is approximately 3.4ha in size and it: 

Noted. 
 
As set out above the NDP Steering Group and Parish Council 
have made a decision that the NDP will not include site 
allocations for major development, but will set out detailed 
local planning policies to guide future development 
proposals. 
 
Site allocations will be determined through the new 
emerging SADPD being prepared by Cheshire East Council.  

No change. 
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• Is a Sustainable Location for Growth – It is situated 
in close proximity to the town centre and Railway 
Station both of which are within walking distance. Bus 
stops are located within 100m along Wilmslow Road 
and the site has good access by non-car modes to a 
range of services and facilities in the town, and 
wider centres of employment including Manchester 
and Macclesfield. 
• Has direct access to the strategic road network - 
The site is located on Wilmslow Road (B5359) which 
provides access onto the A34 towards Wilmslow, in 
turn providing access to Manchester Airport and the 
M60 Motorway towards Manchester. 
• It will not result in harm to the Green Belt – 
Whitehall Meadow does not perform a strategic 
Green Belt function and its released from the Green 
Belt will result in relatively limited harm and will not 
undermine the general extent of the North Cheshire 
Green Belt. 
• Is within a viable market area – CEC’s own Strategic 
Housing Land Availability Assessment6 classed the site 
as being available, achievable and developable for 
residential development. DWH has an active legal 
interest in the land and there are no legal or 
ownership constraints, such as ransom strips or 
tenancies. In the event that the site is removed from 
the Green Belt and allocated for development DWH 
are committed to bringing forward an early 
development of the site. 
• Is not subject of any know technical or 
environmental constraints - The Site comprises of 

 
Future representations proposing major development sites 
in the Green Belt should be directed to CEC. 
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greenfield land. It has been subject of preliminary 
technical assessments and there is no known 
contamination, flood risk or other unusual 
constraints to prevent the early development of the 
land. There are no Listed Buildings in close proximity 
to the Site, nor is it located within or in the setting of 
a Conservation Area. 
The Development Opportunity 
3.3 The accompanying Vision Document presents the 
proposed development framework for the Site. In 
summary, the Site presents an opportunity to provide: 
• 50 dwellings within the plan period, with a suitable 
housing mix to accommodate identified local needs. 
• A high quality and landscape-led development 
within an extensive landscape framework that would 
create both a softer and new and defensible edge to 
the settlement boundary. This would involve: 
‒ A balanced mix of new homes to respond to local 
needs, with a range of densities which both respect 
the amenity of existing properties to the south and 
reflect the open land to the north; 
‒ Affordable homes in line with CEC’s policy 
requirement; 
‒ The retention of key trees and other landscaping; 
‒ Vehicular access directly off Wilmslow Road, in 
accordance with Manual for Streets and Design 
Manual for Roads and Bridges guidelines; 
‒ Areas of public open space which act as focal points 
within the development; 

Noted. 
 
See more detailed responses above. 

No change. 
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‒ A clear movement strategy with a permeable 
network of streets, spaces and routes, with priority for 
cyclists and pedestrians. 
• The development would also deliver an area of 
parking at the southern end of the site, accessed from 
Wilmslow Road. This would be publicly-accessible 
under the control of the Parish Council. It would 
complement the operation of car parking in both the 
town centre and the Railway Station and help to 
alleviate existing problems of car parking and 
congestion within nearby residential streets. 
4. Summary and Conclusions 
4.1 These representations have been prepared on 
behalf of David Wilson Homes NW and 
have set out DWH’s general support and concerns in 
relation to the emerging policies 
and aspirations of the AENP; identifying where the 
document could be amended to 
ensure the AENP is in accordance with national 
planning policy and responds to the 
local issues for Alderley Edge appropriately. 

Noted. 
 
See more detailed responses above. 

No change. 

Amendments to the Alderley Edge Neighbourhood 
Plan 
4.2 The suggested amendments to the AENP are to: 
• Support the release of Green Belt land, particularly 
to the north of Alderley Edge, at Whitehall Meadow; 
• Identify specific sites for allocation for housing 
development;  
• Restrict development to a maximum of 50 dwellings, 
including a definition of ‘small’ and ‘medium’ sized 
sites; 

Noted. 
 
The NDP cannot and will not support major residential 
development in the Green Belt at the current time - see 
more detailed responses above.  This is a matter for CEC and 
will be addressed in the SADPD. 
 
Work is underway to progress the First Draft Plan for further 
informal consultation. This version of the NDP will set out 
draft planning policies including policies addressing scale, 

No change. 
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• Ensure that community benefits are considered on a 
site specific basis; 
• Adopt a flexible approach to the housing mix 
associated with new developments; 
• Housing design to reflect the character and 
surroundings of individual sites; 
• Recognise how the vitality of the local economy and 
village centre are dependent upon the existing car 
parking issues being resolved; 
• Include ‘Aspiration D: Parking Strategy’ as an 
adopted policy under the ‘Transport and 
Infrastructure Policies’ section; 
• Allocate land at Whitehall Meadow: 
‒ To provide a balanced mix of new homes to respond 
to local needs, 
including the provision of affordable homes; 
‒ Delivery of a 50-space publically accessible car 
parking, in close proximity 
to the town centre and Railway Station; 
‒ To protect and enhance the landscaping boundary 
to the north of the 
settlement, through the retention of key trees and 
other landscaping; and 
‒ Provision of areas of public open spaces. 

type and mix of housing, policies promoting appropriate and 
sensitive economic growth, policies supporting sustainable 
transport and improvements to car parking and the public 
realm and policies which promote high quality design in new 
development to conserve and enhance the historic built 
environment and special landscape qualities of Alderley 
Edge.   
 
The Parish Council and Steering Group will welcome future 
representations and comments on the emerging draft 
policies as and when the NDP is published for informal and 
formal public consultation in 2019. 
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2.  The Emerson Group 
Heyes Lane 
Alderley Edge 
Representation - Alderley Edge Neighbourhood Plan - Emerging Policies Document, October 2018 
 
  

Comment Steering Group Consideration Proposed NDP Amendments 
 

 
I write on behalf of The Emerson Group, in response 
to the current consultation exercise being undertaken 
relating to the emerging neighbourhood plan. 
 
The Emerson Group have their head office located on 
Heyes Lane in Alderley Edge and have either built, 
converted or own numerous buildings throughout the 
village, examples being Festival Hall, the Library,   
Barrington House, Bridgford House, Queens Court  
Cottage Lawns to name but a few. 
 
We have the following comments and to make; 

Noted. No change. 

1. Policy 6 — We welcome the support for 
existing businesses and their expansion, but question 
why and how it is proposed that floorspace would be 
limited. The neighbourhood plan should not be 
supressing expansion by limiting floorspace increases 
when CEC policies will determine their acceptability in 
their overall site and setting. 
 

Noted. 
 
The wording for this draft policy is being prepared by the 
NDP Steering Group and Subgroups.  Alderley Edge has a 
high quality built and natural environment and it is 
important that planning policies protect these qualities and 
help to ensure that new development is sensitive to its 
setting in terms of location, scale and design.  The NDP will 
support appropriate investment in economic development, 
recognising that helping to build a strong, responsive and 
competitive economy is one of the three overarching 

Steering Group to consider point 
as part of policy preparation. 



27 
 

Comment Steering Group Consideration Proposed NDP Amendments 
 

objectives of achieving sustainable development (as set out 
in the NPPF).  However it should be noted that the 
environmental objective includes to contribute to protecting 
and enhancing our natural, built and historic environment 
and therefore the NDP has to take a balanced approach. 
 

2. Policy 9 — We support enhancement of the 
rail station as a travel hub. Support the notion that 
the underutilised sites adjacent to the station should 
be used more effectively to create this hub. 
 

Support noted. No change. 

3. Policy 11 - Whilst a policy to maintain the local 
character of Alderley Edge is not without merit, it 
should not be overly prescriptive. Contemporary 
designs now form significant and increasing part of 
the village. Policies should not seek to stifle design 
and opportunities for enhancement and 
redevelopment. 

Noted. 
 
Design policies are being prepared by the NDP Steering 
Group and Sub Groups taking into account design codes 
which have been commissioned from consultants AECOM. 
 
The NDP will support high quality contemporary and 
sustainable design as well requiring designs to be sensitive 
to local context, particularly for instance where 
development may impact on heritage assets such as the 
conservation areas and listed buildings. 
 

Steering Group to consider point 
as part of policy preparation. 

4. Policy 14 - Protection of greenspace should 
clearly only relate to Cheshire East Council / publically 
owned land. 
 

Not accepted. 
 
Land ownership is not a planning matter and designated 
Local Green Spaces do not have to be limited to land in 
public ownership.   
 
The criteria for Local Green Spaces are set out in the NPPF.   

No change. 
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Paragraph 100 sets out 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. 
 
The NDP Steering Group will assess any proposed candidate 
Local Green Spaces against these criteria.  Land owners will 
be invited to comment on any proposed Local Green Spaces 
as part of informal and formal consultation processes. 
 

5. Policy 17 - Travel plans are not needed for 
every development proposal. 
 

Accepted. 
 
This will be addressed in detailed policy wording. 

Steering Group to consider point 
as part of policy preparation. 

6. We note Aspiration C: Conservation 
area review — whilst the aspiration is to review 
and expand (where justified) the boundaries of 
the Conservation Areas: it should also identify 
where they may be re-aligned or reduced. 

 

Noted. 
 
If a conservation area review is undertaken this may be 
considered. 

No change. 

7. We support Aspiration D: Parking 
strategy — working with Cheshire East Council 
and businesses to provide an enhanced car 
parking strategy to provide on-street parking as 
well as new and extended car parks. 

Support noted. No change. 

8. We support Aspiration E: Traffic 
management - working with Cheshire East 

Support noted. No change. 
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Council, and other interested parties with the 
aim of reducing traffic congestion within the 
village through traffic management. 

I trust these comments are helpful, and will be taken 
into account in the preparation of the next version of 
the Neighbourhood Plan. 
Yours faithfully 
 

Noted. No change. 
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3.  Alderley Edge Neighbourhood Plan - Emerging Policies Document: 
Representations from Lichfields on Behalf of Story Homes  
3rd December 2018  
 

Comment Steering Group Consideration Proposed NDP Amendments 
 

Alderley Edge Neighbourhood Plan - Emerging 
Policies Document: Representations on Behalf of 
Story Homes These representations have been 
prepared by Lichfields on behalf Story Homes, in 
relation to the Alderley Edge Neighbourhood Plan: 
Emerging Policies Document [NPEPD]. These 
representations are made in the context of Story 
Homes land interests in Alderley Edge which extend to 
approximately 160 acres of land to the west and south 
of Chelford Road. The Alderley Edge Neighbourhood 
Plan Group [NPG] will be aware that Story Homes is 
promoting land at Ryleys Farm for residential 
development, and have sought to engage with them 
regarding the site. 

Noted. No change. 

Story Homes previously submitted representations to 
the Neighbourhood Plan Group in response to the 
Neighbourhood Plan Area Application in June 2016. 
Based on Planning Practice Guidance (PPG para §33) 
Story Homes considered that restricting the 
designated area to the Parish boundaries of Alderley 
Edge would not comprise best practice, neither would 
it result in an optimal basis for creating a Plan which 
best serves the needs of Alderley Edge and its 
residents. We are disappointed not to see the 
boundary amended to reflect physical features such 
as Chelford Road for example, which would see the 

Noted. 
 
The designated area has been approved by CEC.  It is 
common practice to designate the whole of a Parish 
boundary as the neighbourhood area. 
 
The First Draft SDPD identifies Site ALD 2 Ryleys Farm, north 
of Chelford Road for 75 new homes.  This site is within the 
NDP designated area. 

No change. 
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inclusion of land at Ryleys Farm within the 
Neighbourhood Plan Area optimising the Plans’ ability 
to implement a considerable number of the policy 
objectives and visions included within the emerging 
policies document. We provide a summary of our 
proposals for the benefit of the Neighbourhood Plan 
Group and enclose a poster to this letter to 
communicate how our proposals will facilitate much 
wider benefits across all demographics and interest 
within the community. 
It should be noted that the online survey relating to 
this consultation has not been completed, and this 
letter constitutes our representations to the NPEPD. 
These representations seek to provide constructive 
advice and suggestions to the NPG in the formulation 
of their NPEPD. This letter is structured to include a 
response (where relevant) to each question included 
in the online survey. 

Noted. No change. 

Introduction and General Comments 
Story Homes welcomes the opportunity to engage 
with the Neighbourhood Plan Group as the 
Neighbourhood Plan emerges. Story Homes would like 
to emphasise that Neighbourhood planning gives 
communities direct power to develop a shared vision 
for their neighbourhood and shape the development 
and growth of the area. It should be used as a positive 
tool to promote growth and prosperity within Alderley 
Edge.  
 
Story Homes also welcomes the recognition in the 
document that the Neighbourhood Plan cannot alter 

Noted. 
 
The NPPF has been further updated in February 2019.  The 
NDP will have regard to the most up to date version of the 
NPPF and other national planning policies and guidance as 
required in the Basic Conditions (against which the NDP will 
be examined).  The Basic Conditions Statement will make 
specific reference to relevant paragraphs in the NPPF. 
 
Detailed changes to Green Belt boundaries may be made 
through NDPs.  However NPPF paragraph 136. Sets out that 
"Where a need for changes to Green Belt boundaries has 
been established through strategic policies, detailed 
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the strategic policies of the Cheshire East Local Plan 
Strategy [CELPS] or the sites allocated in the emerging 
Site Allocation Development Plan Document [SADPD]. 
In relation to para. 1.3 of the NPEPD, Story Homes 
notes that once this Neighbourhood Plan has been 
brought into force, the policies within it will form part 
of the development plan. It is essential that there is 
no conflict with the strategic policies contained within 
the CELPS or the more detailed policies within the 
SADPD. 
 
Story Homes welcomes the efforts made by the 
Alderley Edge NPG and generally supports the 
preparation of the NPEPD (subject to the requested 
changes made in these representations).  
 
It is important to state at the outset that these 
representations are made in the context of the Ryleys 
Farm Site. You will be aware that the site is identified 
as a draft allocation (Site ALD 2 – Ryleys Farm, north 
of Chelford Road) for around 75 new homes, and 2 
hectares of safeguarded land (ALD 3 Ryleys Farm) in 
the emerging SADPD. Story Homes welcomes the 
opportunity to work collaboratively with the NPG to 
ensure that there is no conflict between Cheshire East 
Borough Council’s [the Council] emerging SADPD. 
Indeed, Story Homes would welcome the opportunity 
to work with the Group to deliver a larger release 
which could deliver wider benefits to the local 
community.  

amendments to those boundaries may be made through 
non-strategic policies, including neighbourhood plans." 
 
There is no adopted strategic policy in place (in the adopted 
Cheshire East Local Plan Strategy 2010 - 2030) that sets out 
that detailed amendments to Green Belt boundaries may be 
made through the Alderley Edge NDP.  Policy PG 3 
Green Belt sets out that "6. In addition to these areas listed 
for removal from the Green Belt, it may also be necessary to 
identify additional non-strategic sites to be removed in the 
Site Allocations and Development Policies Document."   
 
There is no mention of NDPs and specifically no mention of 
the Alderley Edge NDP in this policy. 
 
The NDP will not therefore include site allocations for major 
development that require a change in the Green Belt 
boundary.  This approach has been agreed by the Steering 
Group. 
 
The Parish Council has commissioned a technical site 
assessment process of proposed sites that have come 
forward through the CEC Call for Sites process.  It is intended 
that this process will inform future representations made by 
the Parish Council to the SADPD. 
 
At the current time, the Parish Council is committed to 
taking an active part in the preparation of the SADPD by 
responding at all stages of public consultation and this will 
include responding to proposed site allocations and any 
changes to the boundaries of the Green Belt.   
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Story Homes notes that when the Neighbourhood 
Plan area was confirmed by the Council under section 
61G of the Town and Country Planning Act 1990, it 
does not include all of the Ryley’s Farm land. If the 
Group were to support the release of the Ryleys Farm 
Site they would need to increase the plan area further 
to the south.  
 
Story Homes considers that the Neighbourhood Plan 
Group could make more proactive decisions in the 
NPEPD to identify additional land beyond its 
designated plan area in order to meet its future 
housing and community needs and facilitate the 
provision of affordable housing within the Village to 
enable existing younger residents the opportunity to 
get on the housing ladder. Story Homes broadly 
supports the timeframe of the Neighbourhood Plan 
(up to 2030) as it will align with the CELPS (2010-
2030). 

 
The policies and proposals in the NDP will play an important 
role in identifying the special qualities of the area and 
explaining how this should be reflected in development as 
set out in paragraph 125 of the NPPF. 
 
 

Q1. 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. 
 
Story Homes supports with changes, the vision of the 
Neighbourhood Plan, provided that it reflects the 
Vision and Strategic Priorities set out in the CELPS and, 
accords with its strategic and site-specific policies. 

Noted. 
 
The Draft Vision and Objectives are being reviewed by the 
NDP Steering Group, taking into account the responses to 
the consultation on the EPD.  This process will include 
consideration of the wider strategic planning framework as 
set out in the adopted Local Plan Strategy and policies and 
proposals in the emerging new SADPD. 

No change. 
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Aligning the vision, priorities, and policy objectives of 
the Neighbourhood Plan and the CELPS will ensure 
consistency between the outputs of the two 
documents and will allow for them to be read 
cohesively. 
 
The Neighbourhood Plan will also need to align with 
the emerging SADPD which is currently in preparation. 
Q2. Objective 1: 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. 
Story Homes supports Objective 1, and agrees that all 
plans and decisions should seek to improve the 
environment of Alderley Edge both now and in the 
future. 

Support noted. No change. 

Q3. Objective 2: To deliver a strong, competitive 
economy that maximises the strength of existing 
assets in the village and supports successful start-ups 
and the growth of independent business.  
 
Story Homes supports the objective to deliver a 
strong, competitive economy that maximises the 
strength of existing assets. It is considered that this 
will help to facilitate conditions in which businesses 
can invest, expand and adapt, as set out in the 
Framework [§80].  
 
Furthermore, ensuring the vitality and viability of 
Alderley Edge is of vital importance to the long-term 
economic success of the area. The Framework sets out 

Support noted. No change. 
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that planning policies and decisions should support 
the role that town centres play at the heart of local 
communities, by taking a positive approach to their 
growth, management and adaptation [§85].  
 
As outlined in the Framework [§85(f)], it is important 
that the NPG recognise that residential development 
often plays an important role in ensuring the vitality 
of centres, and residential development should be 
encouraged on appropriate sites. 
 
This is of particular importance in regard to Story 
Homes’ site at Ryleys Farm, which is identified as a 
draft allocation (Site ALD 2 – Ryleys Farm, north of 
Chelford Road) with land to the north safeguarded for 
future development needs (ALD 3 Ryleys Farm) in the 
emerging SADPD. 
Q4. Objective 3: 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.  
 
Story Homes supports Objective 3, as it is considered 
that the Ryleys Farm allocation and safeguarded land 
for longer term development needs, is of key 
importance to maintaining the vitality of Alderley 
Edge. The Framework sets out that residential 
development often plays an important role in 
ensuring the vitality of centres, and should be 
encouraged on appropriate sites [§85(f)]. Objective 3 

Support noted. 
 
Representations concerning proposed site allocations and 
amendments to boundaries of site allocations should be 
made to CEC in response to consultations on the emerging 
new SADPD. 

No change. 
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effectively addresses this, and should help to 
contribute towards the creation of a balanced 
community, and ensuring that local needs are met.  
 
Story Homes control additional land further to the 
south of the allocation and beyond Chelford Road 
which could be utilised by the Neighbourhood Plan 
Group in facilitating vitality and viability of the local 
economy. 
Q5. Objective 4: To ensure the rural and historic 
character of Alderley Edge is protected and 
enhanced while meeting 21st century needs. 
 
Story Homes supports with changes the intent of 
Objective 3. Story Homes considers that the reference 
to “meeting 21st Century Needs” is too vague, and 
consider that it would be helpful to define what 21st 
century needs comprise. 

Support noted. 
 
The objectives are being reviewed by the NDP Steering 
group and Subgroups. 

Steering Group to consider point 
as part of review of objectives in 
Draft NDP preparation. 

Q6. Objective 5: To ensure that local character, 
heritage, green space, surrounding Green Belt, and 
other natural assets are preserved for the enjoyment 
of present and future generations.  
 
Story Homes supports with changes, the objective to 
ensure that local character, heritage, green space, 
surrounding Green Belt, and other natural assets are 
preserved for the enjoyment of present and future 
generations.  
 
It is important to note here that the Cheshire East 
Green Belt is being altered through detailed policies 

Support noted. 
 
The Steering Group is in the process of preparing draft 
policies to protect and enhance built heritage assets and 
local landscape character.  These will identify features of 
local landscape importance which should be protected in 
new developments, and set out how schemes should include 
locally appropriate species in planting whilst responding to 
existing character in hard landscaping. 
 
Work is also underway to identify key public views which 
should be taken into consideration in siting, layout and 
design of new development. 

No change. 
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set out within the SADPD. The Ryleys Farm site has 
been partly allocated to meet needs arising in the plan 
period, and partly safeguarded to meet future 
development needs. As part of the allocation of the 
site, Story Homes is seeking to deliver compensatory 
environmental improvements, in accordance with the 
requirements of the Framework [§138]. This will be 
achieved through additional landscaping and by 
facilitating accessibility to the Green Belt as part of 
any future development. 

In this way a positive and detailed local planning policy 
framework will be prepared to help ensure new 
development is designed to conserve and enhance the 
natural environment. 
 
References to relevant adopted strategic planning policies 
and emerging draft SADPD will be included in the supporting 
text and possibly policies in the NDP. 

Q7. Objective 6: To create a safe, pedestrian and 
cycle friendly environment with easy access 
throughout and improvements to public transport 
whilst addressing parking constraints.  
 
Story Homes supports the objective to encourage the 
use of alternative methods of transport, by improving 
public transport and creating a safe, pedestrian and 
cycle friendly environment with easy access. It is 
noted that any policy should be in accordance with 
the provisions and intentions set out within the CELPS. 

Support noted. No change. 

Q8. Objective 7: To retain, and provide new, local 
services and amenities that will meet the changing 
needs of a growing community and mitigate the 
impacts of new growth.  
 
Story Homes supports Objective 7, and its intentions 
to retain, and provide new, local services and 
amenities that will meet the changing needs of a 
growing community in line with the Framework [§85]. 
It is important to note that the future development of 

Support noted. 
 
Negotiations for developer contributions will be led by CEC, 
hopefully in consultation with the Parish Council.  It is 
intended that the NDP process will help to identify a list of 
local projects and proposals to support the planning policies.  
Developer contributions and other sources of funding will be 
identified to help progress these community benefit 
initiatives. 

No change. 
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Ryleys Farm will come forward in accordance with the 
development plan policies set out in the CELPS. Story 
Homes acknowledges that any impacts of new 
development must be mitigated against. In the 
context of the Framework, planning obligations 
should only be sought where they meet all of the tests 
as set out in Regulation 122(2) of the Community 
Infrastructure Levy Regulations. Any planning 
obligations must be1: a) necessary to make the 
development acceptable in planning terms; b) directly 
related to the development; and, c) fairly and 
reasonably related in scale and kind to the 
development. 
Q9. Policy 1: Alderley Edge development strategy - 
This overarching policy would set out the approach 
to new development of all types in Alderley Edge. It 
will set out the importance of delivering 
development firstly on previously developed land 
(brownfield) and in all cases on small and medium 
sized sites to reflect the organic growth of the 
village. Sites should be located within easy walking 
distance of existing facilities and mitigate any 
negative impact through improvements to village 
infrastructure.  
 
Story Homes supports with changes the intent of 
Policy 1, and acknowledges that an approach to 
development which considers the effective use of 
previously developed land (brownfield) is a 
requirement of national policy. The Council consider it 
necessary to release Green Belt land for residential 

Support noted. 
 
As it is not proposed to include major site allocations in the 
Green Belt in the NDP, it is appropriate for the NDP to 
support smaller scale proposals within the built up area and 
to prioritise brown field sites. 
 
Policy 1 is being reviewed as part of the preparation of the 
Draft NDP and it is proposed that the Draft NDP will include 
references in the supporting text and / or policies which 
note the proposed changes to the Gren Belt and proposed 
site allocations in the SADPD. 

Steering Group to consider point 
as part of review of objectives in 
Draft NDP preparation. 
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development across the Borough, and specifically in 
Alderley Edge, in order to meet its housing need, as 
evidenced by the draft allocation of sites identified 
within the SADPD.  
 
Story Homes agrees that opportunities should be 
sought to ensure the re-use of brownfield sites, and 
that infill development is encouraged. However this 
should not prejudice or stifle the delivery of those 
sites subject of draft allocations / safeguarding within 
the CELPS / SADPD. The necessity of the release of 
these sites has already been determined. Likewise the 
Council has already assessed that these sites are 
suitable for development and they are not subject to 
any restrictive policy in the CELPS. They have 
compared them to reasonable alternatives and settled 
on these as allocations within the emerging SADPD. 
Any future policy regarding the use of previously 
developed land should reflect this, and ensure that an 
overly prescriptive prioritisation of development on 
brownfield land is avoided. 
Q10. Policy 2: Housing mix - A policy which requires 
development to respond to local need by ensuring 
the provision of Affordable housing for young 
people, smaller homes, and bungalows for those 
wishing to downsize, and supporting opportunities 
for self-build within the parish.  
 
Story Homes supports with changes Policy 2, as it is 
vitally important that steps are taken to ensure an 
appropriate mix of housing is delivered in Alderley 

Support noted. 
 
The Parish Council has commissioned a local housing needs 
survey. 
 
The findings of this up to date assessment will be used to 
inform a policy on local housing need in the NDP.  Such a 
policy would set out requirements for a suitable mix of 
house sizes and tenures, including affordable housing in 
Alderley Edge. 

No change at this stage. 
 
The Policy on meeting local 
housing need will be informed 
by the most up to date evidence 
from the housing needs survey. 
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Edge. However, Story Homes consider that any policy 
relating to housing mix should be informed by an 
appropriate and up-to-date evidence base. The policy 
should provide sufficient flexibility to ensure that the 
different types of housing required across different 
areas of Alderley Edge can be delivered.  
 
The Framework states that evidence should be 
adequate and proportionate, focused tightly on 
supporting and justifying the policies concerned, and 
take into account relevant market signals [§31]. This 
will help to ensure that new residential development 
meets local requirements and, that new development 
complements the built form and character of existing 
settlements. 
 
Story Homes also considers that the Neighbourhood 
Plan should not be prescriptive when it comes to 
housing mix, as strict guidance may not adequately 
reflect likely market demand, resulting in it being 
overly restrictive in terms of market choice. This may 
ultimately undermine housing delivery. The provision 
to meet an appropriate mix should not impact on the 
quantity of the general properties needed within the 
market, and any policy must be worded in a way that 
avoids this.  
 
Story Homes have previously communicated that 
Ryleys Farm can offer the opportunity to meet a wide 
variety of housing needs and tenures. Additional land 
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currently outside of the SADPD allocation can also be 
utilised for self-build opportunities. 
Q11. Policy 3: Housing design - This policy will set out 
design guidance for new housing development to 
ensure the highest standards of design which 
preserve and enhance the character of Alderley 
Edge, linking with policy 11. It will include guidance 
on provision of garden and outdoor space, 
sustainable car parking, appropriate densities, 
landscaping, and guidance on privacy and amenity. 
 
Story Homes supports with changes the inclusion of a 
policy which sets out design guidance for new 
housing development. 
 
This policy should ensure consistency with Section 12 
(Achieving Well-Designed Places) of the Framework, 
which places emphasis on achieving high-quality 
design. The Framework2 sets out that plans should, at 
the most appropriate level, set out a clear design 
vision and expectations, so that applicants have as 
much certainty as possible about what is likely to be 
acceptable. As currently worded, Policy 3 is onerous 
and requires additional detail and clarity, particularly 
in terms of achieving appropriate densities and 
guidance on amenity. 
 
Story Homes prides itself on delivering high-quality 
urban environments, incorporating best practices on 
design and layout principles. However, Story Homes 
note that design is subjective and any future policy 

Support noted. 
 
Promoting high quality design in new development is an 
important issue for the NDP.  The area has significant built 
and natural heritage assets which contribute to a high 
quality living and working environment for residents and 
employees as well as visitors.  In turn this attractiveness 
supports local economic investment and helps to maintain 
the vibrant village centre by encouraging residents and 
visitors to use local shops, cafes, bars and restaurants.  
Public consultations have demonstrated that there is 
support for including policies which require development to 
be sensitive to local character and to promote sustainability. 
 
Design policies will be informed by the design codes recently 
commissioned from AECOM which will consider different 
identified character areas.  In addition the Steering Group 
are considering other design policies which promote 
improvements to the public realm and require changes to 
shop fronts and advertising to be sensitive and of a high 
quality.   
 
The design policies will be underpinned by a robust evidence 
base of analysis, design codes and public consultation. 
 

No change at this stage but 
detailed design policies will be 
prepared following the 
completion of work looking at 
design codes which has been 
commissioned by the Parish 
Council. 
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should be drafted to ensure design expectations are 
clear.  
 
Any policy regarding design and the layout of new 
development must not be overly onerous and should 
not stifle innovation. Any design requirements should 
not impact on viability. 
Q12. Policy 4: Sustainable housing construction - This 
policy promotes high standards in eco-design for all 
new houses in both the construction and operational 
phases. It will focus on ensuring that new schemes 
make the best use of efficient technologies that can 
help reduce Carbon emissions, and adopt best 
practice and sustainable construction techniques.  
 
Story Homes does not support Policy 4 as drafted as it 
is considered that the policy is overly onerous. Story 
Homes are concerned that the policy does not reflect 
the requirements set out in national policy, and goes 
beyond the recommended approach to sustainable 
building design set out in national guidance. It is not 
clear what is being referred to in relation to “eco-
design”, and the requirement to “promote high 
standards in eco-design for all new houses in both 
construction and operational phases”. Story Homes 
considers that any policy regarding sustainable 
housing construction should remove reference to 
“eco-design” as it does not reflect the requirements of 
national policy and guidance. This policy must not 
threaten the viability of new development, and any 

Not accepted. 
 
The NPPF paragraph 7.  Sets out that "the purpose of the 
planning system is to contribute to the achievement of 
sustainable development." 
 
Promoting sustainable design in new development including 
resource, water and energy efficiency is supported in the 
NPPF.  
 
Paragraph 148 notes 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." 
 
Paragraph 150 advises that "new development should be 
planned for in ways that: 

No change. 
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sustainable design principles must be appropriately 
justified by evidence. 

b) can help to reduce greenhouse gas emissions, such as 
through its location, orientation and design. Any local 
requirements for the sustainability of buildings  
should reflect the Government's policy for national technical 
standards." 
 
The Parish Council does not accept that arguments about 
viability should be used to justify omitting a policy in the 
NDP which requires development to be designed to support 
low carbon and climate change objectives and to maximise 
resource efficiency.  Alderley Edge has a role to play in 
supporting a more sustainable future for existing and future 
residents. 
 
The Draft Policy wording is being reviewed by the Steering 
Group and there will be further opportunities to comment 
on precise wording in informal and formal public 
consultations.  
 

Q13. Policy 5: Encouraging entrepreneurship - This 
policy will support innovative, creative and start-up 
businesses. Subdivision of long term, vacant units to 
meet more modern retail requirements and which 
does not result in a net loss of retail space will be 
supported to help new independent and specialist 
businesses.  
No comment.  
 
Q 14. Policy 6: Helping existing businesses - This 
policy will support existing businesses and their 
expansion so long as they make a positive 

Noted. No change. 



44 
 

Comment Steering Group Consideration Proposed NDP Amendments 
 

contribution towards the character of the village and 
do not harm the amenity of the village and 
neighbouring properties. Floorspace for new 
development will be limited to maintain the village 
character and impact on existing businesses. 
No comment.  
 
Q15. Aspiration A: Business strategy - The 
Neighbourhood Plan will include an aspiration which 
seeks to promote Alderley Edge as a business and 
visitor destination with its own brand. It will 
promote an improved environment for residents, 
businesses and visitors as well as supporting the 
promotion of village wide events and campaigns.  
No comment.  
 
Q16. Policy 7: Tourism support for local businesses - 
This policy seeks to ensure that the benefits visitors 
bring continue to support the survival and growth of 
the local economy. This will include protection and 
encouragement of services, facilities, and small-scale 
visitor accommodation. The policy will also support 
improved links with existing visitor attractions and 
improvements and enhanced access to the railway 
station as a main gateway site.  
No comment. 
 
Q17. Policy 8: Village centre - This policy will 
promote the role of the village centre and London 
Road as the heart of Alderley Edge. Vitality and 
activity in the village centre will be encouraged 



45 
 

Comment Steering Group Consideration Proposed NDP Amendments 
 

whilst improving links to businesses on adjacent 
roads. Temporary use of vacant units for community 
uses and events are encouraged.  
No comment.  
 
Q18. Aspiration B: Sense of place and community 
pride - This aspiration works hand in hand with the 
Village Centre Policy (policy 8). It will offer a holistic 
approach to the village centre and promote 
initiatives which do not require planning permission 
(i.e. fairs, events, and community activities) and 
therefore cannot be included in a neighbourhood 
plan policy.  
No comment.  
 
Q19. Policy 9: Station gateway - The Railway Station 
is crucial to the prosperity of the village and so this 
policy will seek to enhance it as a travel hub. This 
may include improved provision for cyclists, taxis, 
and connections with other sustainable forms of 
transport. The underutilised sites adjacent to the 
station should be used more effectively to create this 
hub.  
No comment.  
 
Q 20. Policy 10: Shopfront, business premises and 
public realm design - This policy will provide 
guidance on how shop fronts, business premises 
public spaces and pavements should contribute 
towards the appearance and functionality of the 
village centre. This policy will set out a strategy for 
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use of signage, street furniture (benches/lampposts 
etc.) and use of hard materials. It will also include 
support for improving the village centre for 
pedestrians and other non-vehicular users of the 
space.  
No comment. 
 
Q21. Policy 11: Local and historic character - 
Maintaining the local character of Alderley Edge is 
the main purpose of this proposed policy. Supported 
by a detailed character assessment, this policy would 
seek to ensure that any new development, including 
extensions, reflected local built and historical 
character (height, density, materials, landscape, and 
building line) and maintaining the ‘village feel’. 
Contemporary designs would be supported where 
they are of exceptional design quality, and are 
neighbourly to adjacent development.  
 
Story Homes supports a policy which seeks to 
maintain the local character of Alderley Edge. Story 
Homes acknowledges that building design is an 
important aspect of ensuring local character is 
maintained. Any new criteria for new development 
must be justified and in accordance with national 
policy, the CELPS and the Cheshire East Design Guide 
SPD, which provides the basis for considering design 
in development proposals.  
 
Story Homes suggests that the WNPG gives careful 
consideration to design related policies to ensure that 

Support noted. 
 
Design policies will be drawn from the Design Codes which 
are being prepared by consultants AECOM. 

No change. 
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they are not overly prescriptive, and recognise the 
commercial realities faced by developers in terms of 
viability and deliverability. 
Q22. Policy 12: Townscape - This policy would 
identify a series of key views, vistas routes and 
gateways (approaches along key routes) within 
Alderley Edge. It would set out important key 
design criteria to ensure that they are protected 
from development that would undermine 
their character or appearance. This policy will 
support projects aimed at restoring and 
enhancing the original architectural qualities and the 
character of the village. 
 
Story Homes generally supports a policy which seeks 
to set out important key design criteria, to ensure key 
views, vistas routes and gateways (approaches along 
key routes) within Alderley Edge are protected from 
development that would undermine their character or 
appearance. As with Policy 11, criteria for new 
development must be justified and in accordance with 
the CELPS and the Cheshire East Design Guide SPD, 
which provides the basis for considering design in 
development proposals. 
 
The Cheshire East Design Guide SPD should provide 
the core basis of this policy, and Story Homes would 
therefore like to reserve the right to comment on 
Policy 12 later in the Neighbourhood Plan preparation 
process. 

Support noted. 
 
Design policies will be drawn from the Design Codes which 
are being prepared by consultants AECOM. 
 
The Steering Group is in the process of identifying key views 
and vistas which would be protected in the NDP. 

No change. 
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Q23. Aspiration C: Conservation area review - The 
Parish Council and other interested parties will aim 
to work with Cheshire East Council to review the 
boundaries of the Conservation Areas. The 
boundaries of the Conservation Areas should 
continue to be reviewed and expanded where 
justified, in order to reflect Alderley Edge’s wider 
heritage of Victorian and Edwardian architecture, 
rather than the original concentration on the “Villas 
of the Edge.” 
 
 Story Homes generally supports the intention to 
review the boundaries of conservation areas within 
Alderley Edge with the Council. Local Planning 
Authorities have a continuing duty to review existing 
Conservation Areas in line with the Planning (Listed 
Buildings and Conservation Areas) Act 1990. However, 
it is important to state that any review of the 
conservation area boundary within Alderley Edge 
must be appropriately justified by evidence. In light of 
this, Story Homes would like to reserve the right to 
comment on Aspiration C later in the Neighbourhood 
Plan preparation process to ensure this point is 
addressed. 

Support noted. 
 
This will be a matter for the Conservation Area Review as 
and when it is undertaken by CEC. 

No change. 

Q24. Policy 13: Landscape character and access - The 
impact of new development located outside, or at 
the edge of, the settlement would be managed by 
this proposed policy. The policy would require 
applications to carefully consider the local landscape 
character including preservation of trees, hedgerows, 
field patterns and maintaining public access to the 

Support noted. No change. 
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countryside as part of planning submissions. The 
policy would also seek to preserve the separation of 
Alderley Edge from Wilmslow, and other 
neighbouring settlements.  
 
Story Homes broadly supports Policy 13, and the 
requirement for planning applications to carefully 
consider the local landscape character of an area. 
Story Homes accept that a Landscape and Visual 
Impact Assessment may be required to support an 
application to ensure the appropriate measures are 
considered, and local landscape character is 
preserved.  
 
Story Homes also support the protection of the gap 
between Alderley Edge and Wilmslow, as this level of 
separation performs an important Green Belt 
function, particularly in relation to the essential 
characteristics [§133] of the Green Belt, and the five 
purposes for the designation set out in the Framework 
[§134]. 
Q25. Policy 14: Local green space - This policy is 
based on guidance from national policy that allows 
specific green spaces within the village to be 
protected from inappropriate development– 
preserving them for the enjoyment of local residents. 
These spaces must be recognised because of their 
recreational, leisure, wildlife, or historical 
significance. 
 

Support noted. 
 
The criteria for Local Green Spaces are set out in the NPPF.   
Paragraph 100 sets out 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 

No change. 
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 Story Homes supports with changes the intent of 
Policy 14, which acknowledges that guidance from 
national policy allows specific green spaces to be 
protected from inappropriate development. The 
designation of any green space must be appropriately 
justified and based on reasoned evidence. Story 
Homes would therefore like to reserve the right to 
comment on Policy 14 later in the Neighbourhood 
Plan preparation process, particularly once any 
potential green space within Alderley Edge has been 
identified. 

c) local in character and is not an extensive tract of land. 
 
The NDP Steering Group will assess any proposed candidate 
Local Green Spaces against these criteria.  Land owners will 
be invited to comment on any proposed Local Green Spaces 
as part of informal and formal consultation processes. 

 

Q 26. Policy 15: Protection of community facilities - A 
map would be prepared that identified key 
community facilities. This policy would resist the 
redevelopment of any of these sites for non-
community uses unless it could be robustly 
evidenced that they were no longer required. The 
policy would also support the enhancement of these 
facilities.  
 
Story Homes generally supports the protection of 
community facilities as a designated policy, though 
Story Homes would like to reserve the right to 
comment on Policy 15 later in the Neighbourhood 
Plan preparation process, particularly in relation to 
the identification of key community facilities or any 
enhancement of facilities. The Neighbourhood Plan 
Group are aware of further land within Story Homes’ 
control outside of the Plan Area which is currently 
located within the Green Belt. Story Homes have 
previously proposed a range a community and 

Support noted. 
 
The Draft Policy wording is being reviewed by the Steering 
Group and there will be further opportunities to comment 
on precise wording in informal and formal public 
consultations.  
 

No change. 
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sporting facilities within this area which would 
facilitate the upgrading of current sport facilities 
within Alderley Edge. The enclosed poster 
demonstrates the existing community facilities that 
would benefit from the development of Ryleys Farm, 
identifying key land swaps facilitated by 100 homes 
upon land north of Chelford Road. 
Q 27. Policy 16: Sustainable transport routes - 
Encouraging walking and cycling is important in 
creating sustainable settlements. This policy would 
contribute to that by setting out a network of routes 
connecting key areas and facilities in Alderley Edge 
and that new developments should connect to, and 
enhance, where this is appropriate.  
 
Story Homes supports a policy in relation to 
sustainable transport routes, which seeks to 
encourage walking and cycling through connecting key 
areas and facilities in Alderley Edge.  
 
The allocation and proposed development of Ryleys 
Farm would enhance the sustainability credentials of 
Alderley Edge. Any development of the site will seek 
to enhance connectivity with surrounding areas 
through a network of walking and cycling routes. 

Support noted. No change. 

Q28. Policy 17: Transport in new development - The 
purpose of this policy will be to ensure that new 
developments connect and contribute to public 
transport, walking and cycling routes (working in 
partnership with policy 16). This policy will also 
stress the importance and require a travel plan for 

Support noted. No change. 
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the intended development that demonstrates the 
sustainability of the proposal and how it encourages 
alternatives to driving.  
 
Story Homes supports a policy in relation to transport 
in new development, which seeks to ensure that new 
developments connect and contribute to public 
transport, walking and cycling routes. The proposed 
development of the site at Ryleys Farm would ensure 
integration of the development with existing 
sustainable transport routes. As set out in Policy 16, 
any development will seek to enhance connectivity 
with surrounding areas including footpath 
connectivity to Chelford Road and onto Melrose Way. 
Q29. Aspiration D: Parking strategy - The Parish 
Council will work with Cheshire East Council and 
other interested parties to deliver an enhanced car 
parking strategy to provide on-street parking as well 
as new and extended car parks. 
 
Story Homes have previously communicated their 
desire to work in partnership with the Parish Council, 
Cheshire East Council and the Neighbourhood Plan 
Group to maximise parking opportunities in Alderley 
Edge. The Neighbourhood Plan group will be aware 
of the extent of land within Story Homes control and 
the landowner’s aspirations to meet local needs. 
Story Homes can provide replacement green space to 
facilitate the extension of the Ryleys Lane car park.  
 
. 

Noted. 
 
The Steering Group are in the process of considering 
whether the Draft NDP should support the possible re-
provision of a public open space to land outside the built up 
area to provide a possible new site for a car park near the 
village centre. 

Steering Group to consider point 
as part of review of policies in 
Draft NDP preparation. 
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Q30. Policy 18: Parking and servicing - This policy will 
set out the importance of providing adequate 
parking as part of new developments, which does 
not cause ‘fly-parking’ in the surrounding streets. 
The policy would also support the provision of 
electric vehicle charging points and provision for 
access by delivery vehicles which are part of modern 
life (as a result of internet shopping etc.).  
 
Story Homes broadly supports a policy relating to 
parking and servicing. However, it is important that 
any policy included within the Neighbourhood Plan 
avoids duplication with the policies set out in the 
CELPS. The CELPS (Appendix C) provides clear advice 
on residential parking requirements for new 
development. Story Homes would therefore question 
whether the inclusion of a policy within the 
Neighbourhood Plan is necessary. Furthermore, Policy 
CO 2 (Enabling Business Growth Through Transport 
Infrastructure) requires developments to provide 
recharging points for hybrid or electric vehicles in 
major developments in order to reduce carbon 
emissions. Story Homes consider that it is not 
necessary to repeat policy in the neighbourhood plan 
in relation to electric vehicle charging points 

Support noted. 
 
The Policies in the NDP will provide a more detailed local 
planning policy framework to support strategic planning 
policies.   
 
It is accepted that NDP policies should not duplicate CEC or 
national planning policies.  

No change. 

Q31. Aspiration E: Traffic management - The Parish 
Council will seek to work with Cheshire East Council, 
and other interested parties with the aim of reducing 
traffic congestion within the village through traffic 
management.  

Not accepted. 
 
The Draft NDP and planning policies are currently being 
prepared by the Steering Group and the precise wording is 
yet to be determined. 
 

No change. 
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Story Homes do not support Aspiration E as currently 
worded and would like to object to the policy. Story 
Homes considers that the policy is too vague, and it is 
not clear how the policy will be applied. Story Homes 
would therefore like to reserve the right to comment 
on Aspiration E later in the Neighbourhood Plan 
preparation process, to ensure this concern is 
addressed. 

Some matters will be included as "Aspirations" or actions in 
the NDP; these will not be planning policies and will be 
clearly identified as such in the NDP. 
 
This is a common approach in many NDPs and is accepted by 
Examiners. 

Conclusion These representations have set out Story 
Homes’ general support for the preparation of a 
Neighbourhood Plan for Alderley Edge. Story Homes 
request that the Neighbourhood Plan complements 
the CELPS without seeking to duplicate policies, and 
Story Homes supports the NPG’s intention to cover 
the same timeframe (up to 2030) for consistency 
reasons. We trust that these representations will be 
fully considered, and our concerns addressed, in the 
formulation of the Alderley Edge Neighbourhood Plan. 
We would also be grateful if you could keep us 
informed as to the details of the next stage of 
consultation. Should you have any questions or wish 
to discuss these representations further please 
contact me. 

Noted. No change. 
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4.  For and on behalf of GVA Grimley Limited t/a Avison Young 
On behalf of Mrs and Mrs Sims  
Representation - Alderley Edge Neighbourhood Plan - Emerging Policies Document, 26 March 2018 
 
  

Comment Steering Group Consideration Proposed NDP Amendments 
 

Alderley Edge Neighbourhood Plan: Emerging 
Policies Document: 
Representations on behalf of Mr and Mrs Sims 
These representations have been prepared by Avison 
Young on behalf of Mrs and Mrs Sims (the family), in 
relation to the Alderley Edge Neighbourhood Plan: 
Emerging Policies Document (NP). 

Noted. No change. 

Background 
The family are the owners of land to the north of 
Alderley Edge and have been promoting ‘Land to the 
North of Beech Road’ for a number of years through 
both the Cheshire East Local Plan Strategy (CELPS) and 
the emerging Site Allocations and Development 
Policies Document (SADPD). 
Two Delivery Documents are attached to these 
representations which illustrate proposals promoted 
by the family and are referenced, where relevant, 
throughout these representations. The documents are 
important as they illustrate the benefits that could be 
achieved through the allocation of land for housing, 
and the use of additional land owned by the family to 
deliver attractive cycle and pedestrian links to 
Wilmslow.  Please note the ‘Short’ Delivery Document 
(3 pages) is the latest version prepared by the family 
this year and presents the current proposals for 

Noted. 
 
See copy of Short document at the end of the table. 
 
The full document is provided on the NDP website. 

No change. 
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their land, updated to reflect recent discussions with 
CEC. The longer version, prepared last year (April 
2018), provides additional background information 
which will hopefully also be of use when preparing the 
next version of the Neighbourhood Plan. Elements of 
the April 2018, such as the red line boundary, have 
been superseded by the Short version. By providing 
both versions you can see how proposals have 
evolved and that there is flexibility should the 
Neighbourhood Plan Group wish to see amendments 
to proposals. Hard copies will be provided in the post. 
To date a number of discussions have been held with 
key stakeholders, and the family look forward to 
ongoing engagement going forward.  They are 
extremely grateful for the opportunity to submit 
representations to the NP. 
Structure of Representations 
These representations have been prepared to respond 
to the NP, and in particular to the Vision, Objectives 
and Emerging policies. The representations seek to 
also explain how Land North of Beech Road could help 
achieve objectives and policy requirements, ultimately 
to a much greater extent than any other residential 
allocation currently being considered. 

Noted. No change. 

Responses to Emerging Policies 
Vision and Objectives 
The family firmly supports the Vision for Alderley 
Edge, believing it to be of utmost importance that 
whilst growth and evolution is required, it should not 
be at the expense of all that is good about the 
village. 

Noted. 
 
Detailed changes to Green Belt boundaries may be made 
through NDPs.  However NPPF paragraph 136. Sets out that 
"Where a need for changes to Green Belt boundaries has 
been established through strategic policies, detailed 

No change. 
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Seven objectives are identified. These are set out in 
turn below, with a response provided to each on 
behalf of the family. 
 
1. 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. 
• The family supports this objective. The environment 
of Alderley Edge could be achieved in a number of 
ways, but the family believes a key way in which this 
could be achieved is to ensure new development is 
provided in the right places, to minimise reliance on 
the private car. Developments should also offer 
something that is more than simply additional houses 
for the village, in order that they can help achieve this 
objective, through for instance the provision of new or 
improved facilities that can be used not only by new 
residents but also existing ones as well.  
 
Land to the North of Beech Road could deliver new, 
attractive, sustainable ways of moving between the 
village and Wilmslow, taking cars off the road and 
providing an improved environment. These links are 
illustrated in the Delivery Documents.  
 
The land could also be used to provide a significant 
extension to an existing children’s play park, also 
improving the existing environment. Furthermore, 
significant land is proposed to be used for allotments, 
which also provide clear environmental benefits. 
There is scope to provide varying extents of allotment 

amendments to those boundaries may be made through 
non-strategic policies, including neighbourhood plans." 
 
There is no adopted strategic policy in place (in the adopted 
Cheshire East Local Plan Strategy 2010 - 2030) that sets out 
that detailed amendments to Green Belt boundaries may be 
made through the Alderley Edge NDP.  Policy PG 3 
Green Belt sets out that "6. In addition to these areas listed 
for removal from the Green Belt, it may also be necessary to 
identify additional non-strategic sites to be removed in the 
Site Allocations and Development Policies Document."   
 
There is no mention of NDPs and specifically no mention of 
the Alderley Edge NDP in this policy. 
 
The NDP will not therefore include site allocations for major 
development that require a change in the Green Belt 
boundary.  This approach has been agreed by the Steering 
Group. 
 
The Parish Council has commissioned a technical site 
assessment process of proposed sites that have come 
forward through the CEC Call for Sites process.  It is intended 
that this process will inform future representations made by 
the Parish Council to the SADPD. 
 
At the current time, the Parish Council is committed to 
taking an active part in the preparation of the SADPD by 
responding at all stages of public consultation and this will 
include responding to proposed site allocations and any 
changes to the boundaries of the Green Belt.   
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land to meet identified need (as can be seen in the 
Development Documents which show different 
extents of land identified for this purpose). 
 
The family is aware for example that there have been 
discussions regarding the possible relocation of 
allotments from Festival Hall to provide additional car 
parking. Land North of Beech Road is capable, if this 
proposal was supported by the community, of 
accommodating all of the existing allotments at 
Festival Hall. 

The NDP will include more detailed policies to protect and 
enhance open spaces and this is part of the work currently 
being undertaken by the steering group. 
 
Consideration is also being given to improving car parking 
provision, including if possible addressing under provision at 
the Festival Hall. 
 
Such policies would be applied to all new development in 
the neighbourhood area. 
 

2. To deliver a strong, competitive economy that 
maximises the strength of existing assets in the 
village and supports successful start-ups and the 
growth of independent business. 
• The family is supportive of this objective. One way in 
which the economy could benefit would be through 
additional footfall that could be generated by  
additional people moving sustainably between 
settlements. New pedestrian and cycle routes would 
be a viable alternative to visitors using cars when 
parking is difficult, potentially deterring visitors.  

Noted. 
 
The Draft NDP will include more detailed policies to support 
improving accessibility for all and reducing local reliance on 
the private car.  The NDP will also include policies which 
support development which is well connected to the village 
centre and local services and businesses. 
 
Such policies would be applied to all new development in 
the neighbourhood area. 
 

No change. 

3. 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. 
• The family believe new housing is required in the 
village to meet an identified local need and to respond 
to issues around affordability, which needs to be 
addressed to help support a balanced community. The 
objective is therefore supported. 

Noted. 
 
The outcome of the recently commissioned local housing 
needs assessment and design codes will inform more 
detailed policies addressing design and house types 
including tenure, type, size and affordability. 

No change. 
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• The family have committed to ensuring through 
appropriate policy wording that at least 30% of new 
houses on their land would be affordable and have 
also confirmed that a minimum of 10 bungalows will 
be provided out of a total of approximately 50 homes 
the site is capable of delivering. This is set out in the 
attached Short Development Document. 
4. To ensure the rural and historic character of 
Alderley Edge is protected and enhanced while 
meeting 21st century needs. 
• The family supports this objective. Alderley Edge is 
an attractive place to live, work and visit as a result of 
these attributes, and it is important therefore that 
these are not diminished through inappropriate new 
development. 
• The family firmly believes that the land North of 
Beech Road is fully capable of providing much needed 
new homes without any detriment to the rural or 
historic character of the village. The site is not located 
in a sensitive location, being incredibly well-related to 
existing housing and infrastructure. It can be  
developed in a manner which will not only retain large 
swathes of agricultural land between Alderley Edge 
and Wilmslow, but which also makes that land 
accessible, so that many more people can access and 
enjoy the rural character of the village. How this can 
be achieved is illustrated in the attached 
Development Documents. 
 
 

Noted. 
 
See above. 
 
The NDP will not be including major site allocations but will 
be a policy based document to guide decisions on future 
development proposals. 

No change. 
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5. To ensure that local character, heritage, green 
space, surrounding Green Belt, and other 
natural assets are preserved for the enjoyment of 
present and future generations. 
• The objective is supported by the family. These are 
also key assets which make Alderley Edge the 
attractive place it is today. The family agree that 
green space, Green Belt and natural assets should be 
preserved, but suggests they should also be  
‘enhanced’ where possible. 
• It is acknowledged by CEC and other key 
stakeholders that some limited Green Belt release will 
be necessary in Alderley Edge to accommodate 
housing need. The family are clear that this should be 
the absolute minimum necessary to achieve this. 
• The site to the North of Beech Road is incredibly 
well placed to achieve this. 
Independent work (attached) carried out by SWECO 
(specialist landscape / Green Belt consultants) has 
confirmed that the site is very well placed to 
accommodate development with minimal detriment; 
in addition, they confirm that no site, proposed for 
development in Alderley Edge, scores better than the 
family’s land in terms of having less landscape 
impacts and effects on purposes of Green Belt. The 
family believes the fact that a school was once 
proposed on the land supports these conclusions. 
• In short, the ability of sites to achieve these 
objectives should be carefully considered (i.e. 
the benefits they offer) as there are no Green Belt or 
landscape reasons to place other sites in a more 

Noted. 
 
See above. 
 
The NDP will not be including major site allocations in the 
Green Belt but will be a policy based document to guide 
decisions on future development proposals. 
 
However the Parish Council will continue to take part in 
consultations about proposed sites through the new 
emerging SADPD process and an independent site 
assessment process has been commissioned to help inform 
their responses to future consultations. 

No change. 
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preferable position. The family firmly believe this 
objective, and the others, can best be achieved by 
identifying their land for housing. 
6. To create a safe, pedestrian and cycle friendly 
environment with easy access throughout and 
improvements to public transport whilst addressing 
parking constraints. 
• The family believe this is one of the most important 
objectives of the NP. The provision of easy, safe 
pedestrian and cycle paths are not only critical to 
reducing reliance on the private car, but they also 
bring real health benefits. 
• As set out in the Development Documents, 
allocating land to the North of Beech Road for 
housing will also deliver new, safe cycle and 
pedestrian routes linking the village and Alderley 
Edge. No other proposed sites could achieve such 
benefits. The links would allow easy, safe movement 
for children attending Wilmslow High School and also 
for people commuting to work. The benefits of this 
would be a reduction in vehicle movements and also 
parking need. The family are passionate about these 
benefits and believe that to date their potential has 
not been recognised by decision makers at CEC. 

Noted. No change. 

7. To retain, and provide new, local services and 
amenities that will meet the changing needs of 
a growing community and mitigate the impacts of 
new growth. 
• This policy is also supported by the family. It is 
important that new housing does not increase the 
burden on existing facilities, many of which are 

Noted. 
 
These are matters for discussion with CEC as part of the site 
allocation and then possibly the development management 
process. 

No change. 
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already stretched. The family supports therefore any 
allocations being obliged, through policy, to make 
obligations which are fairly and reasonably related in 
scale to the development proposed, to ensure there 
are no negative impacts caused by additional 
residents. 
• Land to the North of Beech Road proposes: 
o Allotments; 
o An extension to the existing play park; 
o Sustainable links to Wilmslow; 
o A minimum 30% affordable housing; 
o Delivery of 10 bungalows as part of the 
development; 
o 2-5-bedroom properties; 
o Meeting necessary obligations (financial 
contributions to education or health 
provision for example). 
The following part of the representations consider the 
identified policies but where there is clear cross 
over with the objectives points are not repeated. 
Policy 1: Alderley Edge Development Strategy 
The family support the need for development to be 
within easy walking distance of existing facilities 
and to mitigate any negative impacts through 
improvements to existing infrastructure. The Town 
Centre and other facilities such as the Train Station 
and schools can be easily reached safety on foot 
or cycle from Land North of Beech Road. 

Noted. 
 
See above.   
 
Site allocations and changes to the Green Belt are being 
determined through the new emerging SADPD process, not 
the NDP. 

No change. 

Policy 2: Housing Mix 
The family support the need for affordable houses, 
smaller homes and bungalows to be provided, as 

Noted. 
 
See above. 

No change. 
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well as self-build plots. The family confirms that all 
these requirements can be achieved and secured 
through appropriately worded policy in the NP for 
Land North of Beech Road should it be considered 
appropriate to allocate the land for housing. 

The recently commissioned local housing needs assessment 
will inform policies in the NDP about house types, sizes and 
tenure for all development proposals. 

Policy 3: Housing Design 
In keeping with requirements set out in national 
planning policy, the family agrees that new 
development should be of high-quality design. The 
policy is fully supported and the family suggest 
this should be an integral part of the NP in order to 
protect the existing quality of the village. 

Noted. 
 
The recently commissioned design codes will help to inform 
detailed design policies in the NDP.  New development will 
be expected to promote high quality and sustainable design 
which protects and enhances local character. 

No change. 

Policy 4: Sustainable Housing Construction 
This policy is supported as the family consider it 
important that new development should be as 
sustainable as possible. 

Noted. 
 
As above. 

No change. 

Policy 7: Tourism Support for Local Businesses 
The policy proposes that better links should be 
provided between visitor attractions. The family 
believes this is an important policy and believes that 
there is significant scope for Alderley Edge to 
draw additional footfall through the provision of 
sustainable links to, and through the village. 

Noted. No change. 

Policy 13: Landscape Character and Access 
The family notes that this policy would be intended to 
manage new development outside the 
settlement. Landscape character would need to be 
carefully considered, taking into account trees, 
hedgerows, field patterns and maintaining public 
access to the countryside. It is also noted the 

Noted. 
 
This policy will include more detail  about local landscape 
character and is currently being considered by the steering 
group. 

Refer to steering group for 
consideration as part of policy 
development. 
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separation of Alderley Edge from Wilmslow should 
also be preserved.  
 
The family fully supports this policy. The attached 
Short Development Document clearly sets out how 
development of Land to the North of Beech Road 
would not bring development closer to Wilmslow 
than existing and that a very significant buffer, owned 
by the family, would remain. In addition, the 
A34, railway line and trees maintain a very strong 
buffer. The site can also satisfy the requirement of 
policy to not only maintain but actually improve public 
access to the countryside. Please also see 
the attached SWECO report which confirms how 
landscape character has already been carefully 
considered. 
Policy 15: Protection of Community Facilities 
The family supports the intention of the policy to 
resist the redevelopment of such facilities for 
noncommunity use unless they are no longer needed 
but suggests it should be expanded to allow for 
redevelopment where suitable alternatives can be 
delivered. The family has promoted for some 
time the ability to provide allotments adjacent to the 
existing allotments on Land North of Beech 
Road. In the event that there was local consensus for 
existing allotments to need to relocate, then 
the family’s land could potentially accommodate this. 
You will see from the two Development 
Documents that there is scope to vary the location 
and size of the area of allotments to meet demand. 

Noted. 
 
This is a detailed matter and should be considered as part of 
the site allocation process by CEC and possibly if and when a 
planning application is submitted.  

No change. 
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Policy 16: Sustainable Transport Routes 
The family supports the principle of the policy, but 
considers it is currently too insular. A network of 
routes should not simply be established or enhanced 
within Alderley Edge, rather the network should 
seek to extend beyond the boundary to other 
settlements such as WIlmslow. As set out above, and 
in the attached Development Documents, there is 
great scope to make significant improvements to 
achieve this policy on land owned by the family, which 
we consider cannot be matched by any 
alternative allocation. 

Noted. 
 
The NDP will promote sustainable transport alternatives and 
will support proposals that reduce reliance on the private 
car.  The steering group is working on the identification of 
enhanced walking and cycling routes. 

No change. 

Policy 17: Transport in New Development 
The policy is strongly supported by the family, in that 
the new developments should connect and 
contribute to public transport, walking and cycle 
routes. Land North of Beech Road ticks all these 
boxes and is capable of achieving the policy to a much 
greater extent than any other site currently 
being considered for a residential allocation. 

Noted. 
 
The NDP will promote sustainable transport alternatives and 
will support proposals that reduce reliance on the private 
car.  The steering group is working on the identification of 
enhanced walking and cycling routes. 

No change. 

Aspiration E: Traffic Management 
The family support this aspiration and consider that 
the provision of new walking and cycle routes will 
naturally lead to a reduction in vehicle movements, 
bringing multiple benefits to the village. 

Noted. 
 
The NDP will promote sustainable transport alternatives and 
will support proposals that reduce reliance on the private 
car.  The steering group is working on the identification of 
enhanced walking and cycling routes. 

No change. 

Conclusion 
These representations are submitted on behalf of Mr 
and Mrs Sims who are very supportive of the 
policies and objectives of the Neighbourhood Plan. 
The family is absolutely steadfast in its belief that 

Noted. No change. 
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Land to the North of Beech Road is uniquely placed to 
help achieve all of the identified objectives 
and relevant policies. 
Three documents are attached to support the 
representations: 
• Short Development Document 
• Development Document (April 2018) 
• SWECO Landscape Appraisal 
The documents help to identify the benefits of the 
allocation at Land North of Beech Road, and 
when read in conjunction with these representations, 
form a compelling case for a housing 
allocation with its associated benefits. 
The family appreciates difficult decisions will need to 
be made going forward in identifying land to 
meet housing need, but they remain ready and willing 
to engage with all interested stakeholders to 
ensure the right decisions are made. 
Finally, the family would like to place on record their 
thanks to the Neighbourhood Plan Group for 
agreeing to receive these representations. 
Kind regards 

Noted. 
 
The Parish Council and NDP steering group are committed to 
continuing to provide opportunities for informal and formal 
consultation with all stakeholders as the Draft NDP is 
progressed. 

No change. 
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Copy of Short Document (For full Development Document see NDP website) 
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