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1.0 Introduction 
1.1 The following representations have been prepared by Lichfields on behalf of Story Homes and 

their landowner client, in relation to the Alderley Edge Neighbourhood Plan Regulation 14 Draft 
[the Neighbourhood Plan]. 

1.2 The representations are made in the context of Story Homes’ land interests in Alderley Edge 
which extend to approximately 160 acres (65ha) of land to the north and south of Chelford 
Road. The Alderley Edge Neighbourhood Plan Steering Group [NPSG] will be aware that Story 
Homes is promoting land at Ryleys Farm for residential development and have sought to engage 
with the NPSG regarding the site. 

1.3 Story Homes has previously submitted representations to the Neighbourhood Plan Group in 
response to the Neighbourhood Plan Area Application in June 2016, the Emerging Policies 
Document in December 2018, and the First Draft in September 2019.   

1.4 The efforts made by the NPSG in preparing the Neighbourhood Plan are welcomed.  However, 
we have concerns with the content of some parts of the document, which are set out in the 
representations below. 

1.5 In accordance with the transitional provisions of the Framework (February 2019) Annex 1, the 
policies within the February 2019 Framework apply for the purposes of examining the 
Neighbourhood Plan. 

1.6 The Framework [§29] 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. Neighbourhood 
plans should not promote less development than set out in the strategic policies for the area, or 
undermine those strategic policies”. 

1.7 The Planning Practice Guidance1 [Practice Guidance] states that only a draft Neighbourhood 
Plan or Order that meets each of a set of basic conditions can be put to a referendum and be 
made. The basic conditions are set out in paragraph 8(2) of Schedule 4B to the Town and 
Country Planning Act 1990 as applied to neighbourhood plans by section 38A of the Planning 
and Compulsory Purchase Act 2004.  The basic conditions are: 

1 having regard to national policies and advice contained in guidance issued by the Secretary 
of State it is appropriate to make the order (or neighbourhood plan). 

2 having special regard to the desirability of preserving any listed building or its setting or 
any features of special architectural or historic interest that it possesses, it is appropriate to 
make the order. This applies only to Orders. 

3 having special regard to the desirability of preserving or enhancing the character or 
appearance of any conservation area, it is appropriate to make the order. This applies only 
to Orders. 

4 the making of the order (or neighbourhood plan) contributes to the achievement of 
sustainable development. 

                                                                                                                                                                                                                                              
1 Practice Guidance - Reference ID: 41-065-20140306 
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5 the making of the order (or neighbourhood plan) is in general conformity with the strategic 
policies contained in the development plan for the area of the authority (or any part of that 
area). 

6 the making of the order (or neighbourhood plan) does not breach, and is otherwise 
compatible with, EU obligations. 

7 prescribed conditions are met in relation to the Order (or plan) and prescribed matters have 
been complied with in connection with the proposal for the order (or neighbourhood plan). 

1.8 As the Neighbourhood Plan has now reached the formal consultation stage, we have considered 
these basic conditions in our responses to the document, in order to assist the NPSG in the 
preparation of the Neighbourhood Plan prior to the submission of the plan to Cheshire East 
Council. 

1.9 This report is structured to address the relevant sections and policies within the Neighbourhood 
Plan in the order set out in the document where possible. 

1.10 Where we are suggesting amendments to the wording of the Neighbourhood Plan, deletions to 
wording are shown as strikethrough text.  Where additions to policy wording are being proposed 
these are shown as underlined text. 
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2.0 Map 1 – Designated Alderley Edge NDP 
Area and Parish Boundary 

2.1 Based on Planning Practice Guidance2 we consider that restricting the designated area to the 
Parish boundaries of Alderley Edge would not follow best practice, nor would it result in an 
optimal basis for creating a Plan which best serves the needs of Alderley Edge and its residents.  

2.2 We are disappointed not to see the boundary amended to reflect physical features such as 
Chelford Road for example, which would see the 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 would 
suggest that consideration is given to amending the boundary to allow this land to be included. 

                                                                                                                                                                                                                                              
2 Practice Guidance - Reference ID: 41-033-20140306 
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3.0 Chapter 5 - Overarching Approach to 
Development 

3.1 We note from the Neighbourhood Plan [§5.13] that the NPSG is not proposing to identify new 
housing sites in Alderley Edge in the document, and that the Neighbourhood Plan is relying 
upon the Cheshire East Site Allocations and Development Policies Document [SADPD] to 
determine any strategic sites and any changes to the Green Belt Boundary. 

3.2 On this basis the Neighbourhood Plan [§5.8] identifies the four allocated and safeguarded sites 
which are currently proposed at Alderley Edge in the Publication Draft SADPD (July 2019).   

3.3 We understand from Cheshire East Council including through discussions with Council policy 
officers, that the Council is still considering representations submitted to the Publication Draft 
SADPD.  It is therefore unknown at present what changes to the SADPD will be made prior to 
the submission of the SADPD to the Planning Inspectorate for examination.  The Council has 
also indicated that there may be a further round of consultation prior to the submission of the 
plan.  As the Neighbourhood Plan is relying upon these allocations, it is essential that it aligns 
with the SADPD and accounts for any changes to these allocations that may be made in the 
SADPD.  The implications of this upon the timing of the submission of the document to 
Cheshire East Council should be considered. 

3.4 We have provided below some useful background to the Ryleys Farm site and a summary of the 
proposals for the site by Story Homes for the benefit of the NPSG, and to demonstrate the wider 
benefits of the allocation of the site across all demographics and interests within the community. 

The Ryleys Farm Site 
3.5 Story Homes’ land interest at Ryleys Farm extends to approximately 160 acres (65ha) of land to 

the north and south of Chelford Road. 

3.6 Part of the land is allocated as Site ALD2 – Ryleys Farm, north of Chelford Road in the 
Publication Draft SADPD for around 45 new homes.  To the north of the allocation, part of the 
land (approximately 2.7ha) is identified as Safeguarded Land ALD3.  Figure 3.1 shows the 
boundaries of these sites. 

3.7 Story Homes supports the allocation and safeguarding of the Ryleys Farm site in the Publication 
Draft SADPD (2019) as it will help deliver much needed market and affordable housing to 
Alderley Edge.  However, we consider that:  

• The housing requirement for Alderley Edge should be increased. 

• The Council has not identified enough land to meet the requirement for new homes in 
Alderley Edge. 

• The other allocations identified around Alderley Edge in the Publication Draft SADPD are 
not suitable for release from the Green Belt and allocation. 

• Additional land should be allocated at Ryleys Farm to address these matters. 

3.8 There is an opportunity for the allocation boundary of Site ALD2 to be amended in order to 
provide more homes and we have made representations to the SADPD Publication Draft which 
seek to extend the size of the allocation to accommodate approximately 75 homes (as was 
proposed in the First Draft SADPD).  We also consider that there is an opportunity for further 
Green Belt release at Ryleys Farm, which would allow the provision of up to 100 new homes.  
We have provided further detail on these options below. 
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Figure 3.1 Alderley Edge Draft Allocations - SADPD Publication Draft 

 

Source: Cheshire East SADPD Publication Draft Policies Map 

Alternative Allocation Boundary to Ryleys Farm 
3.9 Story Homes has prepared a Sketch Layout (Appendix 1) based on a Technical 

Framework Plan (Appendix 2) to demonstrate how 75 dwellings could be provided 
on an allocation at Ryleys Farm and how it would provide an attractive scheme 
which would assimilate with the existing landscape and complement the character 
of the existing urban area.  Provision would be made for the future connection of 
the allocated site to Safeguarded Land ALD3 to the north. 

3.10 In accordance with the Framework, the impact of removing the allocated and Safeguarded Land 
from the Green Belt can be offset through compensatory improvements to the environmental 
quality and accessibility of remaining Green Belt land.  This would include the provision of 
allotments and informal paths to provide access to the Green Belt to the north and south of Site 
ALD2 and to connect to the existing public footpath which runs to the south of the allocation 
enabling a footpath connection to and across Melrose Way/A34 Bypass (Footpath No. 
072/FP1/1).   

3.11 We consider that the proposed approach adopted by the Council in defining the current 
allocation boundary for ALD2 is not entirely robust and the allocation of additional land may 
also be necessary to comply with the Framework3 when defining Green Belt boundaries.  Green 
Belt land for release should be divided into parcels using strong physical boundaries such as 
main roads, railways and water courses. Boundaries should be physical and durable.  There is an 
opportunity for the boundaries of Site ALD2 and Safeguarded Land ALD3 to be amended to fit 
                                                                                                                                                                                                                                              
3 National Planning Policy Framework §139 
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more closely with the existing defensible boundaries present on site.  These are easily 
identifiable on the Technical Framework Plan in Appendix 2. 

3.12 We consider that a stronger and more durable Green Belt boundary could be provided along the 
existing watercourse which runs through the site.  This would provide a number of benefits and 
would not have an unacceptable impact upon the settlement or the character of the surrounding 
area.  It would provide a useful and logical buffer to development, providing an attractive setting 
for the adjacent footpath and retain the green approach to the settlement. 

3.13 It is considered that the boundaries of the Safeguarded Land should be amended to allow the 
provision of a larger allocation on Site ALD2 and to ensure that a strong permanent defensible 
boundary defines the northern boundary of the Safeguarded Land.  The suggested northern 
boundary would follow the line of a well established hedgerow which would provide a long term 
defensible boundary in this location.   

3.14 The Sketch Layout plan at Appendix 1 shows these proposed boundaries as part of a scheme for 
75 homes. 

Community Benefits of Ryleys Farm 
3.15 In addition to providing much needed market and affordable housing in Alderley Edge, the 

development of the site for 75 homes as proposed above has the potential to deliver the 
following benefits for the local community: 

1 A green buffer south of Haddon Close and along rear gardens of Wilton Crescent. 

2 Allotments and a car park within this green buffer with associated access road through the 
proposed Safeguarded Land. 

3 Upgrades and extension of the existing Public Right of Way to Melrose Way and up to the 
proposed allotments/Brook Lane. 

4 The provision of a visitor car park and designated drop-off and pick-up facility to service the 
Alderley Edge Community Primary School and Ryleys School. This will relieve on-street 
parking in the area, particularly along Ryleys Lane. 

5 The site is located on a distributor road (Ryleys Lane) and will not funnel traffic through 
existing residential areas. 

6 The site has minimal impact on the Green Belt and is a logical site for further development. 

7 Linkages to the village centre will encourage travel by foot or cycle rather than private car. 

8 Improved pedestrian linkages to the cemetery on Chelford Road. 

9 There is the potential to provide compensatory play/recreation space within the green 
buffer to help facilitate the extension of the existing car park at Ryleys Lane. 

10 There is also potential for a contribution to improving upgrades to Chorley Hall playing 
fields as suggested in the Neighbourhood Plan (subject to this contribution meeting the 
relevant Community Infrastructure Levy (CIL) tests). 

3.16 The site is located within the designated Alderley Edge Neighbourhood Development Plan Area 
and Parish Boundary.  The Parish Council will therefore receive 25% of the relevant Community 
Infrastructure Levy [CIL] receipts (uncapped) generated through the development of the site 
and which can be used to support the development of the area. 

3.17 A primary reason for the appointment of Story Homes by the landowner was due to our ability 
and willingness to provide a bespoke and quality development reflective of the local vernacular 
and dependent upon the scale of the allocation, divided into distinct character areas. 
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Identification of Additional Land at Ryleys Farm 
3.18 Story Homes considers that there is scope to extend the allocation boundary for Site ALD2 even 

further in order to meet any identified dwelling shortfall within Alderley Edge.  In this instance, 
the Green Belt boundary could be extended further south with Chelford Road providing a longer 
term logical, firm and defensible boundary for the allocation in accordance with the 
Framework4. 

3.19 It is possible to extend the boundary in this manner without causing harm to the setting of 
surrounding heritage assets.  This could capture the area to the south and southwest of the 
proposed allocation as far as the A34 subject to an adequate landscape buffer being provided 
along Chelford Road. 

3.20 This alternative option would ensure that: 

1 Up to 100 dwellings could be provided on the site (including 30% affordable dwellings) 
could be provided to meet acute affordable housing needs in Alderley Edge. 

2 A longer term defensible soft landscape edge can be provided to the south with additional 
off-set compensatory improvements to the environmental quality and accessibility of the 
remaining Green Belt. 

3 An adequate landscape buffer would be provided to protect the settings of the heritage 
assets in the immediate vicinity. 

4 A new car park for the cemetery at Chelford Road. 

3.21 Story Homes therefore considers that there is scope to provide a stronger, more definitive Green 
Belt boundary by defining the boundary along Chelford Road. 

Other allocations around Alderley Edge 
3.22 The SADPD Publication Draft (2019) proposes three allocations around Alderley Edge (see 

Figure 2.1) 

3.23 In addition to Site ALD2 – Ryleys Farm the following sites are allocated: 

• Site ALD1 - Land adjacent to Jenny Heyes (around 10 new homes) 

• Site ALD4 - Land North of Beech Road (around 35 new homes) 

3.24 We consider that sites ALD1 and ALD4 are not suitable to be allocated for new homes.  Story 
Homes consider that there are real sustainability merits in delivering one comprehensive 
allocation in Alderley Edge rather than dividing the requirement across three sites.  The Ryleys 
Farm site is capable of providing this comprehensive allocation. 

3.25  Turning firstly to the Jenny Heyes site (ALD1) the following issues are noted: 

1 The site extends to approximately 0.47ha.  However, a large portion of the site is unsuitable 
for development due to flood risk constraints.  In the absence of any detailed flood risk 
assessment, it is not possible to assess exactly how much of the site would fall outside of 
Flood Zones 2 and 3 (where residential development is not normally acceptable) and 
whether this could accommodate the 10 dwellings specified.  It is estimated that the gross 
site area is reduced to 0.23ha.  The net developable area is therefore estimated to be o.17ha, 
equating to a net developable area for the delivery of 5-6 dwellings assuming 35 dwellings 
per hectare.  We therefore question the deliverability of this site at the outset in meeting 
housing needs in Alderley Edge and have sought professional technical advice which is 

                                                                                                                                                                                                                                              
4 National Planning Policy Framework §139 
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attached at Appendix 3.  Lichfields have witnessed first-hand at other Local Plan 
examinations where Local Plan Inspectors have removed housing allocations with flood risk 
issues.  Flooding issues in the Borough and across the UK have been well documented in the 
press and providing housing on sites with known flood risk issues and no supporting 
delivery evidence is not good practice.  

2 The site is not currently served by a highways access and is located along an ‘S’ bend in the 
road which limits visibility.  There is no certainty over whether a suitable access could be 
provided.  The suitability of an access in this location is further questioned in the knowledge 
that Heyes Lane is culverted in this location over Whitehall Brook.  In addition, this part of 
Heyes Lane is very narrow and there are existing residential access points opposite the site 
along its entire frontage.  The opposite frontage also provides access to the commercial 
property occupied by Emerson Management Services.  As a result, any new access would be 
directly opposite the existing points of access causing potential conflict. 

3 It is not clear whether a suitable and safe pedestrian access to the site could be provided to 
the site.  There is no footpath on the eastern side of Heyes Lane in the vicinity of the site 
(the footpath terminates approximately 30m to the south).  Given the narrow width of the 
highway in this location, the potential to provide a footpath on the eastern side of Heyes 
Lane appears to be limited, further exacerbated by the culvert over Whitehall Brook 
presenting technical and legal difficulties, and may require land outside of the site and 
public highway boundary. 

The Alderley Edge Settlement Report5 considers the ability to provide suitable pedestrian 
access to the site and concludes: 

“The footpath along Heyes Lane crosses Whitehall Brook but then ends immediately 
afterwards. Heyes Lane is relatively narrow from this point on and provision of an 
extended footpath as far as the site’s vehicular access point may prove difficult, in which 
case a pedestrian access point at the far western tip of the site would be required in order 
to connect with the existing footpath”. 

Story Homes notes that the footpath referred to above runs along the western side of Heyes 
Lane.  As visibility along the highway is limited given the bend in the road, it is not clear 
whether a safe crossing point could be provided from the site to this footway. 

4 Large parts of the site are covered by mature tree planting, much of which is likely to 
require removal in order to accommodate residential development and provide the 
appropriate visibility splays for access if this is even feasible.  Given the restricted 
developable area of the site, the opportunity to provide suitable replacement planting is 
likely to be limited.  The small scale of the site also limits the opportunity to provide any 
complementary open space. 

5 The provision of 10 dwellings on the site would fall below the policy threshold for affordable 
housing provision set out in Policy SC5 of the Cheshire East Local Plan Strategy [CELPS].  
The allocation of the site would therefore be a lost opportunity for the Council to secure 
affordable housing in a settlement where the lack of available brownfield sites and Green 
Belt restrictions outside of the settlement minimises the opportunity for affordable housing 
provision on non-allocated sites. This is contrary to the objectives of the NDP which seeks 
to create a more sustainable and balanced community.  

6 The distance of the site from public transport routes and town centre facilities means that it 
is significantly less well-suited to providing housing than Ryleys Farm and indeed the 
additional housing could be delivered at Ryleys Farm with considerably less impact.  Whilst 

                                                                                                                                                                                                                                              
5 Alderley Edge Settlement Report (June 2019) §4.26 
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there are local shops, the site is greater distance from the village centre, increasing the 
likelihood of car use and thus increasing traffic impact. 

7 The site constitutes a disproportionate and illogical extension to the settlement boundary as 
it only adjoins the existing settlement on one side. 

8 The site is also located outside of the designated Alderley Edge Neighbourhood 
Development Plan Area and Parish Boundary.  The Parish Council would not therefore 
qualify for 25% of the relevant Community Infrastructure Levy [CIL] receipts which will be 
generated through the development of the site. 

3.26 Turning secondly to the Beech Road site (ALD4) the following issues are noted: 

1 This part of the Green Belt plays a significant role in separating the settlements of Alderley 
Edge and Wilmslow to the north.  When assessed in the Council’s Green Belt Assessment 
Update [GBAU] as part of Parcel AE04, the site was considered to make a ‘Major’ 
contribution to the Green Belt. 

2 The Alderley Edge Settlement Report6 re-assesses Green Belt contribution based on the 
removal of Site ALD4 only.  In this assessment the overall contribution of the site has been 
downgraded to ‘Significant’.  Whilst it is recognised that Site ALD4 does not occupy the 
whole of Parcel AEo4, Story Homes considers that the removal of the site from the Green 
Belt will still have a ‘Major’ impact upon the Green Belt purposes.  The Green Belt gap 
between these two settlements in this area has recently been significantly reduced following 
the removal of the Royal London site to the south of Wilmslow and the allocation of this 
land for residential and employment development in the CELPS.  The removal of Site ALD4 
from the Green Belt would move the settlement boundary of Alderley Edge significantly 
further north (75-100m) further reducing the gap between the two settlements.  The 
Settlement Report recognises that the removal of the allocated land will narrow the gap 
between Alderley Edge and Wilmslow further. 

3 The proposed allocation boundary does not follow any readily recognised boundary to the 
north.  Given the role this land plays in separating Alderley Edge from Wilmslow, the need 
to identify an existing permanent, defensible boundary is of critical importance to ensure 
that the two settlements do not merge. 

4 The site is also subject to technical constraints which would severely limit its development 
potential.  The Government’s Flood Map for Planning indicates that significant parts of the 
site fall within Flood Zones 2 and 3 where residential development would not normally be 
permitted. 

5 Whilst the site promoter has indicated that that 35 dwellings could be accommodated 
outside of Flood Zones 2 and 3 and also outside of the areas at risk of surface water 
flooding, the Settlement report does not record any response from the Environment Agency 
to indicate the use of the site for residential development would be acceptable and we 
provide professional advice on this matter at Appendix 4.  This advice notes the following: 

“…it is likely that there will be a proportion of the site set aside for a SuDS based surface 
water drainage system. Given the flood risk constraints on the site (SuDS features should 
not be located in areas of fluvial and pluvial flood risk) as well as the potential for shallow 
groundwater on the site it is unlikely that a suitable solution could be found without 
significant land take”. 

6 Given the constrains identified, there is no guarantee that the site can come forward to 
deliver the 35 dwellings currently envisaged.  This would threaten the deliverability of both 

                                                                                                                                                                                                                                              
6 Alderley Edge Settlement Report (June 2019), page 67 
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market and affordable housing for Alderley Edge and may not fully meet the development 
needs of the area.  The allocation of the site in the SADPD is therefore considered to be 
flawed when sequentially preferable sites (such as land at Ryleys Farm) are available for 
development. 

7 The Framework7 is clear that planning policies and decisions should support development 
that makes efficient use of land.  The site is 2.9ha in size and the development of 35 
dwellings would result in a development density of 12 dwellings per hectare.  We consider 
that this would result in the wasteful use of land and it is not possible to justify the removal 
of such a large site from the Green Belt when its development potential is so poor. 

8 The landscape impact of the site is also acknowledged by the Council as being of significant 
concern in the Alderley Edge Settlement Report8 as it only adjoins the settlement on one 
side.  Whilst the Settlement Report suggests that appropriate design and landscaping could 
mitigate this impact, it is not clear how this would address the issue as its relationship with 
the existing settlement would remain the same. 

3.27 The provision of a larger allocation on the Ryleys Farm site would help meet any shortfall in 
homes if these two sites are not allocated in the SADPD or if they are reduced in size. 

3.28 For the reasons set out above, we would encourage the NPG to continue supporting the 
allocation and safeguarding of the Ryleys Farm site, including the potential enlargement of the 
allocated Ryleys site southwards up to the watercourse as suggested above, as this would 
provide a significant number of benefits to the local community, including the provision of more 
affordable housing and the opportunity to provide a greater variety of dwelling types and 
potential other community benefits such as allotments and compensatory open space to help 
meet the needs of the community.  It would also conform with the objectives of the NDP. 

                                                                                                                                                                                                                                              
7 National Planning Policy Framework §122 
8 Alderley Edge Settlement Report (June 2019) §4.53 
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4.0 Draft Policy AE1: Alderley Edge 
Development Strategy 

4.1 Story Homes generally supports with changes the wording of Policy AE1 and agree that 
growth should be targeted to the most appropriate locations, where the highest levels of 
integration, sustainability, connectivity and design quality can be achieved. 

4.2 The Policy indicates that any site allocations identified in the Cheshire East SADPD will be 
supported and Story agree with this approach.  However, areas of Safeguarded Land, which are 
treated as open countryside, given their Safeguarded status are not referred to in the policy.  

4.3 A housing target of 250 dwellings in Alderley Edge is identified in the SADPD.  The housing 
supply identified in the Neighbourhood Plan (75 housing completions, 87 commitments and 90 
dwellings on allocated sites based on figures provided by Cheshire East Council in November 
2019) only slightly exceeds this figure.  Given this marginal supply, it may be the case that areas 
of Safeguarded Land identified in the SADPD, such as the proposed Safeguarded Land ALD3 at 
Ryleys Farm, could come forward for development within the Neighbourhood Plan period, 
should a shortfall in housing supply occur.  In order to ensure that the policy aligns with the 
Local Plan, we consider that the wording of Part 1 should allow for the development of 
Safeguarded Land as well.  

Basic Conditions Test 
4.4 We consider that the Neighbourhood Plan fails to meet the Basic Conditions because: 

1 It is not in general conformity with the strategic policies contained in the 
development plan: The policy could undermine the strategic policies in the Cheshire East 
Local Plan by limiting the development potential of Safeguarded Land and therefore 
hampering the delivery of housing needed to meet the housing requirement. 

Recommended Change 
4.5 The following additional wording is suggested for Part 1 of Policy AE1: 

 “Are located within the existing settlement boundary of Alderley Edge or currently identified 
as Safeguarded Land on the edge of the settlement (as shown on the most up to date adopted 
Local Plan proposals map)”  
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5.0 Draft Policy AE2: Location, Design, Scale 
and Type of New Housing 
Part 1- Design 

5.1 Part 1 of the policy indicates that development will be supported where it adheres to the 
Cheshire East Borough Design Guide and the Village Wide Design Principles as set out in the 
Alderley Edge Design Codes.  The Design Codes are provided in a separate Design Code 
document. 

5.2 Story Homes questions whether the Design Codes referred to in Part 1 are necessary.  Design 
matters are covered in significant detail in the Cheshire East Council Borough Design Guide 
SPD.  This SPD considers the settlement character of Alderley Edge and provides significant 
detail of working with the grain of a place, urban design, street design, green infrastructure and 
landscape design and sustainable design principles in different parts of Cheshire East, including 
Alderley Edge.  In addition, it repeats some of the policy content, supporting text and diagrams 
within the Neighbourhood Plan in relation to matters such as Focus Areas, Key Views and 
Townscape.  It is not therefore clear why an additional Design Code document is required to 
accompany the Neighbourhood Plan given the comprehensive nature of this document. 

5.3 However, should the NPSG choose to retain the Design Code, we would ask that the comments 
below are taken into consideration. 

1 Some of the requirements of the design Design Code go beyond what would normally be 
included in such a document and rather than being evidence to support the Neighbourhood 
Plan, they are essentially policy requirements which would normally be found in a 
Neighbourhood Plan itself.  The Design Code should be reviewed and amended to address 
this matter.  We expand further on this matter below.  

2 CODE GRN.STT states that development should seek to provide net biodiversity gains.  For 
the reasons set out in response to Part 11 of Policy AE3 we consider that such a requirement 
does not meet the basic conditions tests. In addition, as this would essentially be a policy 
requirement, it would not normally feature in a Design Code document in any event.  It also 
duplicates the requirements of emerging SADPD Policy ENV2 (which we have challenged 
the soundness of through representations to that document) and is not therefore necessary.  
The second sentence of CODE GRN.STT should therefore be deleted. 

3 Village Wide Design Code (SUST) states that: 

“A reduction in background noise and improvements in air quality should be achieved”.  

Both of these matters are essentially out of the control of developers as they are determined 
by external factors beyond the boundaries of an individual site, such as existing traffic and 
existing development. It would not therefore be possible to practically address this 
requirement.  This text should therefore be deleted.  

4 For the reasons set out in our response to Part 9 of Policy AE3, higher standards of eco 
design should not be applied to sites that currently lie within the Green Belt as there is no 
justification for this and it fails to meet the basic conditions tests. In addition, as this would 
essentially be a policy requirement, it would not normally feature in a Design Code 
document. CODE SUST.GRN.BLT should therefore be deleted. 
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5 Figure 4.1 of the Design Code and the accompanying text indicate that the proposed SADPD 
allocations would fall within the ‘Village Perimeter Area’.  With regard to block structure 
the Design Code9 States: 

“Alderley Edge has two main types of block arrangements which are acceptable in every 
location (village boundary and village perimeter as shown on Fig. 4.1), but developments 
within the village boundary should be dominated by formal arrangements, whilst 
developments on the village perimeter should be dominated by informal arrangements”. 

Story Homes notes that the proposed SADPD allocations are located in close proximity to 
parts of the village where development is characterised by more formal block structures or a 
combination of formal and informal blocks.  It is not therefore clear why the Deign Code 
recommends the dominance of an informal arrangement in these locations.  In addition, a 
more informal arrangement would result in a lower density of development being achieved 
and could result in development which does not make the most efficient use of land as 
sought by the Framework [§122].  However, we also recognise that these sites will provide a 
transition between the existing settlement and Green Belt.  

Taking these factors into account, it is likely that the development pattern on the Ryleys 
Farm site would be a ‘semi-formal’ block structure, with a slightly looser pattern of 
development than the formal block structure example provided in Figure 4.36 of the Design 
Guide, to recognise the transition between the settlement and Green Belt land.  We would 
therefore suggest that the wording of part 4.6.2 ‘Block Structure’ in the Design Code is 
amended to allow for this type of block structure in the Village Perimeter Area. 

Basic Conditions Test 
5.4 Story Homes considers that Part 1 of Policy AE2 fails to meet the Basic Conditions because: 

1 It does not contribute to the achievement of sustainable development: The 
Design Code document does not provide any substantial additional guidance beyond that 
set out in Local Plan policy including the Cheshire East Design Guide SPD and an 
additional layer of guidance is considered to be unnecessary.  It also includes requirements 
which fail to meet the basic conditions tests as we have established in our responses to the 
relevant policies in the Neighbourhood Plan. 

Recommended Change 
5.5 References to the Design Code should be removed from Policy AE2 and any other Policies and 

Sections within the Neighbourhood Plan. 

5.6 If the NPSG opts to retain the Design Code document going forwards, it is considered that the 
document should form an Appendix to the Neighbourhood Plan document as it will form a 
component against which accordance with various Neighbourhood Plan policies will be assessed 
including Policy AE2.  The comments made above on the content of the document should also 
be taken into consideration if the document is to be retained. 

Part 2 – Scale 
5.7 Part 3 requires that “Schemes are appropriate to their site in scale and character and relate 

well to their context; plot density, height and massing should respond to adjoining residential 
areas and protect the amenity of neighbouring residents”. 

                                                                                                                                                                                                                                              
9 Alderley Edge Neighbourhood Plan Design Code (September 2019) page 42 
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5.8 We consider that a requirement for these design aspects to “relate well to their context” and 
“respond to adjoining residential areas” is both overly prescriptive and susceptible to subjective 
application. They could result in development which does not make the most efficient use of 
land as sought by the Framework [§122], if for example neighbouring development is of a 
particularly low density.   

Basic Conditions Test 
5.9 We consider that the Neighbourhood Plan fails to meet the Basic Conditions because: 

1 It does not have regard to national policies and advice: The policy could stifle the 
delivery of development in accordance with the Framework [§122] which requires policies 
to support development that makes efficient use of land. 

Recommended Change 
5.10 The following wording is suggested for Part 2 of Policy AE1: 

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

Part 3 – Type 

Parts 3(A), (B) and (C) 

5.11 Part 3(A) of the policy states that schemes should make provision for the recommended split of 
dwellings by bedroom number as follows: 

• 35% 1-2 bedroom 

• 60% 3 bedroom 

• 5% 4 or more bedrooms 

5.12 Part 3(B) of the Policy states that proposals for further provision of houses of 5 or more 
bedrooms will be resisted. 

5.13 Part 3(C) states that the mix of housing should include a range of accommodation suitable for 
the increasing 65+ age range including bungalows.   

5.14 Story Homes objects to the policy as currently worded. We recognise the contribution that an 
appropriate housing mix can make to meeting the needs and always seek to deliver a range of 
home sizes when delivering new development.  However, we consider 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 introducing a restriction on market 
choice.  It would not therefore be consistent with national planning guidance and may not 
contribute to the achievement of sustainable development. 

5.15 In addition, we note that Parts 3(A) and (B) currently contradict each other as Part (A) makes 
allowance for the provision of dwellings with more than 4 bedrooms whilst Part (B) resists 
dwellings of this size.  It is not clear why Part 3(B) of the policy has been included as the 
Alderley Edge Neighbourhood Plan Housing Needs Assessment10 [the Housing Needs 
Assessment] also makes provision for 4+ bedroom dwellings in the housing mix suggested.   

                                                                                                                                                                                                                                              
10 Alderley Edge Housing Needs Assessment (July 2019) Table 5-19 
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5.16 Alderley Edge is a settlement which is characterised by large properties. The Housing Needs 
Assessment11 notes the higher proportion of 5+ bedroom properties in Alderley Edge in 
comparison to the Borough as a whole (12% against 6%). It notes12 that there has been steady 
growth of medium - large properties in the wider Borough over the inter-Census period 
indicating market demand for these properties in the wider area.  In the same period, the 
Housing Needs Assessment records a significant increase in the amount of smaller, more 
affordable homes in Alderley Edge indicating that development has come forward to help meet 
demand for smaller properties.  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 therefore consider that any Policy on mix should make 
allowance for the provision of dwellings in excess of 4 bedrooms. 

5.17 The housing mix identified in Policy AE2 has been partly informed by the results of Housing 
Needs Survey which are provided in the Housing Needs Assessment.  We note that this survey is 
not representative of the entire Neighbourhood Area given the low response rate of 15%, and, as 
the Housing Needs Survey rightly notes13, these results need to be treated with caution. 

5.18 In addition, we note that the basic conditions require Neighbourhood Plans to be in general 
conformity with the strategic policies in the adopted Local Plan.  With regard to this matter, we 
note that the housing mix suggested in Table 8.1 of the Publication Draft SADPD (which 
accompanies Policy HOU1) makes provision for 4 and 5+ bedroom dwellings (18%), recognising 
that a need for this size of dwelling exists.  It also suggests a lower proportion of 1 and 2 bed 
dwellings (28%) and 3 bed dwellings (53%).  This is based on the Cheshire East SHMA which 
provides a strategic view of housing supply and demand in all housing sectors up to 2030.  As 
any development within Alderley Edge will be serving a wider market, beyond the boundaries of 
the Neighbourhood Plan, greater flexibility should be provided in the housing mix sought.  As 
Publication Draft SADPD Policy HOU1 already sets out an indicative housing mix, it is not 
necessary to provide a separate housing mix in the Neighbourhood Plan. 

5.19 The scope to provide bungalow development on sites of the sizes allocated in the emerging 
SADPD would be difficult as such dwellings require a significant amount of land take and 
therefore have a resultant impact upon the number of dwellings which can be delivered on a 
site.  This could hamper the ability of these allocations to help meet the housing requirement 
identified for Alderley Edge in the SADPD.  With regard to this matter, we note that the 
provision of a larger housing allocation at Ryleys Farm would allow for a more diverse housing 
mix to be provided.  Story Homes has previously communicated this and has submitted several 
masterplans that provide for up to 100 units with a mix of housing tenures, including 
bungalows. 

Basic Conditions Test 

5.20 We consider that Parts 3(A) and (B) of Policy AE2 fail to meet the Basic Conditions because: 

1 It does not have regard to national policies and advice: The wording of the policy 
could undermine housing delivery contrary to the aims of the Framework [§59] which is 
seeking to boost housing supply.   

2 It is not in general conformity with the strategic policies contained in the 
development plan: The emerging SADPD already suggests an indicative housing mix 
which includes 5+ bedroom dwellings. 

                                                                                                                                                                                                                                              
11 Alderley Edge Housing Needs Assessment (July 2019) Table 5-6 
12 Alderley Edge Housing Needs Assessment (July 2019) §93 
13 Alderley Edge Housing Needs Assessment (July 2019) §121 
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Recommended Change 

5.21 The following amendments are suggested for Parts 3(A) and (B) of Policy AE2: 

A. Development must contribute to a mix of house types, sizes and tenures and meet local 
housing needs as identified in the most up to date local housing needs assessment.  
Schemes should make provision for the recommended split of dwellings by bedroom 
number as follows: 

• 35% 1-2- bedroom 

• 60% 3 bedroom 

• 5% 4 or more bedroom 

B. Proposals for further provision of new houses of 5 or more bedrooms will be resisted.  

C. The mix of housing should include a range of accommodation suitable for the increasing 
65+ age range including bungalows. Schemes should could also provide adaptable 
housing suitable for people with disabilities or special needs where there is evidence of 
need. 

Part 3(D) 

5.22 Whilst on behalf of Story Homes we generally support the provision of affordable housing, we 
object to Part 3(D) which requires schemes of 10 or more houses to provide a suitable 
proportion of affordable housing, in line with CELPS Policy SC5, which requires a minimum of 
30% of all units to be affordable in Local Service Centres.  Story Homes notes that developments 
of 11 or more dwellings in Local Service Centres are identified as the threshold for requirement 
in Policy SC5. Part 3(D) does not therefore align with CELPS Policy SC5.  

5.23 With regard to this matter the Practice Guidance14 states: 

“Plans should be prepared positively, in a way that is aspirational but deliverable. Strategic 
policies in the local plan or spatial development strategy should set out the contributions 
expected from development. This should include the levels and types of affordable housing 
required, along with other infrastructure. Neighbourhood plans may also contain policies on 
the contributions expected from development, but these and any other requirements placed on 
development should accord with relevant strategic policies and not undermine the 
deliverability of the neighbourhood plan, local plan or spatial development strategy”. 

5.24 The Practice Guidance is therefore clear that affordable housing requirement should be dealt 
with through strategic policies in the Local Plan and any neighbourhood plan policies need to 
accord with relevant strategic policies.  The approach taken in the Neighbourhood Plan does not 
therefore align with the Practice Guidance.  In addition, no viability evidence has been provided 
to support a reduced threshold of 10 or more houses.  It has not therefore been demonstrated 
that the policy would not undermine the deliverability of the Neighbourhood Plan and the Local 
Plan, as required in the Practice Guidance.  

5.25 Part 3(D) also states that where the most up to date local housing needs assessment identifies a 
need for a higher level of provision then development will be expected to address this additional 
requirement.  With regard to this matter CELPS policy SC5 states: 

                                                                                                                                                                                                                                              
14 Planning Practice Guidance Ref ID: 41-005-20190509 
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“In future, where Cheshire East Council evidence, such as housing needs studies or housing 
market assessments, indicate a change in the borough’s housing need the above thresholds and 
percentage requirements may be varied”. 

5.26 The CELPS therefore provides a greater level of flexibility to considering updated evidence and 
does not automatically require an increase in affordable housing provision.  The approach taken 
in the Neighbourhood Plan is considered to be overly prescriptive.  There are a range of factors 
which could make the provision of affordable housing above identified thresholds not possible, 
including site viability.  By imposing an immediate requirement to address additional need, the 
Neighbourhood Plan policy fails to account for such eventualities.  

5.27 The provision of a larger allocation at the Ryleys Farm site would allow for a greater number of 
affordable homes to be provided on the site (and within the village boundary), applying the 30% 
requirement in CELPS Policy SC5.  With regard to this matter, we note that the allocation of the 
Jenny Heyes site (Site ALD1) for 10 dwellings would fall below the policy threshold for 
affordable housing provision set out in Policy SC5 of the Cheshire East Local Plan Strategy 
[CELPS].  This would be a lost opportunity for the Council to secure affordable housing in a 
settlement where the lack of available brownfield sites and Green Belt restrictions outside of the 
settlement minimises the opportunity for affordable housing provision on non-allocated sites. 
This is contrary to the objectives of the NDP which seeks to create a more sustainable and 
balanced community. 

Basic Conditions Test 

5.28 We consider that Part 3(D) of Policy AE2 fails to meet the Basic Conditions because: 

1 It does not have regard to national policies and advice: The Practice Guidance is 
clear that affordable housing requirement should be dealt with through strategic policies in 
the Local Plan.  It has not been demonstrated through viability testing that the policy would 
not undermine the deliverability of the Neighbourhood Plan and the Local Plan as required 
in the Practice Guidance.  

2 It is not in general conformity with the strategic policies contained in the 
development plan: The site size threshold identified in the policy does not align with the 
SADPD. 

Recommended Change 

5.29 Part 3(D) should be deleted as follows: 

Schemes of 10 houses or more will be required to provide a suitable proportion of affordable 
housing in line with Local Plan Strategy Policy SCS Affordable Homes which requires a 
minimum of 30% of all units to be affordable in Local Service Centres such as Alderley Edge, 
or, where the most up to date local housing needs assessment identifies a need for a higher 
level of provision then development will be expected to address this additional requirement. 
This affordable housing provision of a minimum of 30% of all units should be provided on site 
or, as a first alternative where exceptional circumstances are demonstrated, built within the 
settlement boundary of the village in order to maintain a balanced community within the 
area. If it can be demonstrated that neither the policy requirement nor the first alternative are 
achievable due to exceptional circumstances, commuted sum payments by developers in lieu of 
provision of affordable housing on site or within the village, should contribute towards 
affordable housing schemes within Alderley Edge village as a first priority. Affordable 
Housing should be a mix of affordable to rent and affordable to buy (Shared Ownership being 
the preferred model). 
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Part 3(E) 
5.30 Story Homes objects to the wording of Part 3(E) as it may not be possible to implement this 

requirement on some sites.  

5.31 It is normal practice for affordable housing to be ‘pepper potted’ on a development site (i.e. 
spread throughout the site to assimilate and integrate with the market housing).  It may 
therefore be the case that the occupancy of all of the affordable units cannot be prioritised, or 
brought forward at the same time as the majority of the market housing, in accordance with this 
policy if they are being brought forward in the later stages of development. 

Basic Conditions Test 

5.32 Story Homes considers that Part 3(E) of Policy AE2 fails to meet the Basic Conditions because: 

1 It does not contribute to the achievement of sustainable development: It may 
not be possible to implement this requirement on some sites and this could hamper the 
delivery of much needed market and affordable homes. 

Recommended Change 

5.33 Part 3(E) should be amended as follows: 

“Affordable Housing should be fully integrated with market housing and should be prioritised 
for occupancy prior to, or at least at the same time as, the majority of market housing in the 
development scheme”. 
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6.0 Draft Policy AE3: Sustainable Housing 
Design 
Part 3 

6.1 Story Homes objects to Part 3 of Policy AE3 which requires schemes to provide a high quality 
public realm in accordance with the Design Codes.  As noted in our response to other parts of 
the Neighbourhood Plan, Story Homes questions whether the Design Codes referred to in Part 3 
are necessary.  Design matters are covered in significant detail in the Cheshire East Council 
Borough Design Guide SPD.  This SPD provides significant detail on the provision of high 
quality public realm and road hierarchy.  It is not therefore clear why an additional Design Code 
document is required to accompany the Neighbourhood Plan given the comprehensive nature of 
the SPD. 

Basic Conditions Test 

6.2 We consider that Part 3 of Policy AE3 fails to meet the Basic Conditions because: 

1 It does not contribute to the achievement of sustainable development: It is not 
clear why an additional Design Code document is required to accompany the 
Neighbourhood Plan given the comprehensive nature of the Cheshire East Council Borough 
Design Guide SPD.  

Recommended Change 

6.3 Part 3 of Policy AE3 should be amended as follows: 

“Schemes should promote a high quality public realm in accordance with the Design Codes, 
with a road hierarchy that prioritises pedestrians, cyclists and those with mobility 
impairments ahead of vehicular traffic, and includes shared spaces which promote 
opportunities for social interaction, rest and enjoyment”. 

Part 6 
6.4 Story Homes objects to Part 6 of Policy AE3 which requires external charging points to be 

provided at a rate of one charging point per house within the garage or on the driveway in order 
to support the use of electric vehicles.   

6.5 No evidence has been provided to demonstrate the need for this level of requirement. In 
addition, there is no stated requirement in the adopted CELPS for such level of provision or in 
the emerging SADPD either.  In addition, there is no national requirement for this level of 
provision.   

6.6 No viability evidence has been provided with the Neighbourhood Plan to demonstrate that this 
level of provision can be delivered.   

Basic Conditions Test 

6.7 We consider that Part 6 of Policy AE3 fails to meet the Basic Conditions because: 

1 It does not have regard to national policies and advice: There is no national 
requirement for the level of provision sought.   It has not been demonstrated through 
viability testing that the policy would not undermine the deliverability of the 
Neighbourhood Plan and the Local Plan as required in the Practice Guidance. 
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2 It is not in general conformity with the strategic policies contained in the 
development plan: There is no stated requirement in the adopted CELPS for such level 
of provision or in the emerging SADPD either.   

Recommended Change 

6.8 Part 6 of Policy AE3 should be deleted.  

Part 9 
6.9 Story Homes generally supports Part 9 of Policy AE3.   

6.10 The benefits of reducing energy use and promoting renewable technologies are recognised.  
However, we consider that some minor amendments to Part 9 of the policy are required in order 
to clarify the standards to which the policy refers. 

6.11 The Practice Guidance15 provides advice on how a community should ensure its neighbourhood 
plan is deliverable.  It states that plans should be prepared positively, in a way that is 
aspirational but deliverable.  We consider that the changes suggested below are necessary to 
provide developers with certainty on the requirements of Part 9. 

Basic Conditions Test 

6.12 We are concerned that Part 9 of Policy AE3, as currently worded, would fail to meet the Basic 
Conditions because: 

1 It does not have regard to national policies and advice: The wording of the policy 
could undermine housing delivery contrary to the aims of the Framework [§59] which is 
seeking to boost housing supply.   

Recommended Change 

Part 9 of Policy AE3 should be amended as follows: 

“Housing Developments on land that was formerly Green Belt: all major schemes of 10 or 
more units should achieve a reduction in energy use compared to the minimum energy 
performance requirements for standard new build construction as defined in Building 
Regulations Approved Document Part L1A (2013 Edition incorporating 2016 amendments).  
This is expressed as a 19% reduction in target emissions rate (TER) as calculated using the 
methodology set out in the Building Regulations Approved Document Part L1A.  At least 50% 
of this reduction must be achieved through building fabric efficiencies, with the remainder 
achieved from renewable energy technologies”. 

Part 11 
6.13 The need to protect biodiversity and other ecosystem services provided by the natural 

environment is recognised.  However, Story Homes objects to Part 11 of the policy as currently 
worded.  There is no requirement in the Framework for all development proposals to deliver net 
gains for biodiversity.  With regard to this matter, the Framework16 states that plans should: 

                                                                                                                                                                                                                                              
15 Planning Practice Guidance Ref ID: 41-005-20190509 
16 National Planning Policy Framework (July 2018) §174(b) 
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“Promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity” 

6.14 Whilst pursuing opportunities for securing net gains in biodiversity is encouraged, the 
Framework does not therefore set a blanket requirement for all developments to achieve this 
aim.  In addition, there is no Government legislation in place for the provision of biodiversity 
net gain and an appropriate mechanism to calculate gain has not been confirmed. 

Basic Conditions Test 

6.15 We consider that Part 11 of Policy AE3 fails to meet the Basic Conditions because: 

1 It does not have regard to national policies and advice: There is no requirement in 
the Framework for all development proposals to deliver net gains for biodiversity and no 
Government legislation is currrently in place for the provision of biodiversity net gain.   

Recommended Change 

6.16 It is considered that the first sentence of Policy AE2, Part 11 should be amended as follows: 

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



Alderley Edge Neighbourhood Development Plan Regulation 14 Consultation : Representations on behalf of Story Homes 
 

Pg 22 

7.0 Draft Policy AE8: Supporting a Vibrant 
Village Centre 

7.1 Story Homes supports Policy AE8.  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 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]. 

7.2 As outlined in the Framework [§85(f)], it is important that the Neighbourhood Plan recognises 
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 importance 
in regard to the 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. 
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8.0 Draft Policy AE9: Landscape Character and 
Access 

8.1 Story Homes strongly supports the maintenance of a green gap between Alderley Edge and 
Wilmslow to the north and north west.  This land comprises Green Belt which provides a visual 
and physical separation between the two settlements and serves an important function in 
preventing the two settlements from merging into one another and checking the unrestricted 
sprawl of the built-up area. 

8.2 With regard to this matter, the SADPD Publication Draft (2019) proposes the allocation of land 
North of Beech Road (Site ALD4) for residential development of around 35 new homes.  We 
note that the allocation of this site does not appear to align with the aspirations of Policy AE9 as 
it would contribute to the erosion of the green gap between the built-up areas of each 
settlement.  This is further exacerbated given the approval of Royal London site, bringing the 
two settlements closer together. A suitable gap is necessary and should be retained. 
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9.0 Draft Policy AE10: Local Green Spaces 
9.1 Policy AE10 identifies a series of small pieces of land which are protected as Local Green Spaces.  

This includes:  

“5. Green space and trees alongside the layby to left of Ryleys Lane on approach to village”. 

9.2 The Framework [§100] states that Local Green Space designation should only be used where the 
green space is: 

1 in reasonably close proximity to the community it serves; 

2 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 

3 local in character and is not an extensive tract of land. 

9.3 In relation to the third of these tests the justification for this piece of Local Green Space (in 
Figure 3 of the Neighbourhood Plan) states: 

“Area of grass with mature trees. Provides an attractive row of mature trees which mark 
entry to village from south west and will help screen proposed new housing development to 
the north west”. 

9.4 The justification therefore recognises the proposed SADPD allocation at Ryleys Farm to the 
north west [Site ALD2].  In order to provide safe and convenient access from the proposed 
allocation onto Ryleys Lane, it will be necessary to provide an access road and associated 
pedestrian footways through part of this piece of land.   

9.5 The Framework [§99] states that designating land as Local Green Space should be consistent 
with the local planning of sustainable development and complement investment in sufficient 
homes, jobs and other essential services.  Story Homes is concerned that the policy as currently 
worded may hamper the delivery of the proposed Ryleys Farm allocation as it does not currently 
make provision to accommodate this proposed access.  This would be contrary to the aims of 
emerging SADPD policy, which is seeking to deliver much needed market and affordable 
housing thorough this allocation.  

9.6 The Framework [§101] also states that policies for managing development within a Local Green 
Space should be consistent with those for Green Belts.  This would involve applying the “very 
special circumstances” test to any development on Local Green Spaces judged to be 
inappropriate development.  An access road would fall into this category of inappropriate 
development. As this is the only suitable point of access to the allocation, it would be 
unreasonable for it to be subjected to a test of this nature, and this could have a detrimental 
impact upon the ability of the site to be accessed. 

9.7 Story Homes advises that only a small section of this green space would be required in order to 
accommodate the proposed access and the impact upon it would therefore be minor in any 
event.   

Basic Conditions Test 
9.8 We consider that Policy AE10 could fail to meet the Basic Conditions because: 

1 It is not in general conformity with the strategic policies contained in the 
development plan: The policy as currently worded could hamper the delivery of the draft 
SADPD allocation at Ryleys Farm by restricting access to the site.  In addition, it would 
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unnecessarily subject the access of a proposed allocation to a very special circumstances 
test.  

2 It does not contribute to the achievement of sustainable development: The 
policy could hamper the delivery of a proposed residential allocation in the SADPD and 
thus have a detrimental impact upon to delivery much needed market and affordable 
housing in Alderley Edge.  

Recommended Change 
9.9 Part 5 of Policy AE10 should be deleted. 
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10.0 Draft Policy AE12: Local and Historic 
Character 

10.1 Story Homes generally supports Policy AE12 but question whether the Design Codes referred to 
in Part 1(A) are necessary.  As noted in our response to other policies in these representations, 
design matters are covered in significant detail in the Cheshire East Council Borough Design 
Guide SPD.  This SPD considers the settlement character of Alderley Edge and provides 
significant detail of working with the grain of a place, urban design, street design, green 
infrastructure and landscape design and sustainable design principles in different parts of 
Cheshire East, including Alderley Edge.  It is not therefore clear why an additional Design Code 
document is required to accompany the Neighbourhood Plan given the comprehensive nature of 
this document. 

Basic Conditions Test 
10.2 We consider that Part 1(A) of Policy AE12 fails to meet the Basic Conditions because: 

1 It does not contribute to the achievement of sustainable development: The 
Design Code document does not provide any substantial additional guidance beyond that 
set out in Local Plan policy including the Cheshire East Design Guide SPD and an 
additional layer of guidance is considered to be unnecessary. 

Recommended Change 
10.3 It is considered that Part 1(A) of Policy AE12 should be amended as follows: 

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



Alderley Edge Neighbourhood Development Plan Regulation 14 Consultation : Representations on behalf of Story Homes 
 

Pg 27 

11.0 Draft Policy AE13: Key Views and 
Townscape 

11.1 Story Homes recognises the importance of development minimising impact upon key views that 
make an important contribution towards local visual amenity on Alderley Edge’s townscape, 
setting and character. As noted in the policy, any impact on key views can be assessed through 
an appropriate landscape and visual assessment to ensure that schemes are designed and sited 
sensitively and appropriately.   

11.2 Key View No.4 shown on Map 9 which accompanies Policy AE13 shows a ‘long view’ across the 
eastern part of the Ryleys Farm site onto St Philip and St James Church.  As noted in these 
representations, it is considered that any key views across the land at Ryleys Farm, including 
this long view, can be retained through the use of appropriate landscape buffers and plot 
orientation. On this basis, Draft Policy AE 13 is supported. 
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12.0 Draft Policy AE14:  Sustainable Transport 
Routes 

12.1 Draft Policy AE14 which encourages development proposals to include linkages to existing 
footpaths and cycle routes is supported.  As part of the development of the Ryleys Farm site, 
connections would be provided to the existing public footpath which runs to the south of the 
allocation enabling a footpath connection to Melrose Way/A34 Bypass (Footpath No. 
072/FP1/1).  This existing public right of way would be retained were any future development to 
take place in this part of the site.  It is also proposed to extend the public right of way 
northwards through the site’s western boundary providing accessibility to Brook Lane. 



Alderley Edge Neighbourhood Development Plan Regulation 14 Consultation : Representations on behalf of Story Homes 
 

Pg 29 

13.0 Draft Policy AE15:  Promoting Accessibility 
to Public Transport 

13.1 Story Homes supports Policy AE15 in relation to transport in new development, which 
requires that proposals for new residential development in Alderley Edge should demonstrate 
that they are located in sustainable locations with good access to services and public transport 
facilities. In this respect, it is considered that the Ryleys Farm site performs well as it is located 
within 800m of such facilities including the village centre, bus stops and Alderley Edge railway 
station. 

13.2 The proposed development of the site at Ryleys Farm would ensure integration of the 
development with existing sustainable transport routes.  Any development will seek to enhance 
connectivity with surrounding areas including footpath connectivity to Chelford Road and onto 
Melrose Way. 
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14.0 Draft Policy AE16:  Supporting the 
provision of additional parking spaces at 
Ryleys Lane car park which is adjacent to 
the Park at Ryleys Lane to improve parking 
facilities in Alderley Edge 

14.1 The principle of providing additional parking in Alderley Edge is supported and Story Homes 
recognise that a shortage of public car parking spaces in and around the village centre is one of 
the most important issues for the local community and the local economy.   

14.2 The provision of additional parking at the Park at Ryleys Lane to improve parking facilities in 
Alderley Edge village by this policy is supported.  Policy AE16 notes that this would be subject 
to the relocation of the existing recreation facilities to a suitable and accessible new location 
within or adjoining the boundary of Alderley Edge.  As noted in these representations, there is 
the potential to provide compensatory play/recreation space within the green buffer to the north 
of the proposed SADPD allocation and Safeguarded Land at Ryleys Farm to help facilitate the 
extension of the existing car park at Ryleys Lane.  Story Homes control a total of 160 acres in 
this area which has previously been subject to detailed masterplanning on community benefits 
(including a new primary school) as well as recreational and leisure open space.  We welcome 
feedback and suggestions on how this land can provide compensatory open space. 
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15.0 Alderley Edge Neighbourhood Plan Site 
Assessment Report 

15.1 Whilst the Neighbourhood Plan is not currently proposing to allocate any sites for new homes, it 
confirms that AECOM has been commissioned to prepare an independent Site Assessment17 that 
analyses all the sites within the Parish Boundary that were put forward in the CEC Call for Sites, 
as well as the site at Jenny Heyes identified in the SADPD [§3.14].  The stated purpose of the 
assessment is to inform the Parish Council and Neighbourhood Development Plan team of the 
merits or otherwise of the potential development sites put forward through the SADPD process, 
using an agreed set of criteria including Context, Suitability, Environmental and Heritage 
Considerations and effect on Community Facilities.  The report is informed by background 
evidence in the following SADPD evidence base documents: 

• Green Belt Assessment Update (2015) 

• Alderley Edge Settlement Report (2018) 

15.2 Story Homes notes that an updated version of the Alderley Edge Settlement Report (June 2019) 
was subsequently produced to inform the Publication Draft SADPD. 

15.3 The AECOM report recommends that Land at Jenny Heyes (Site 301) and land to the rear of 
Congleton Road and south of Lydiat Lane (Site 400) should be considered first.  Whilst the 
Jenny Heyes site is identified as a draft allocation in the publication draft SADPD, we note that 
Alderley Edge Parish Council and the Neighbourhood Plan Steering Committee have objected to 
the allocation of the site in representations to that document.  For the reasons set out in these 
representations and our representations to the SADPD Publication Draft, we also consider that 
the Jenny Heyes site is unsuitable for allocation.  We also note that the site is located within 
Green Belt Parcel AE06 in the Green Belt Assessment Update (2015) and is assessed as making 
a ‘Major’ contribution.  However, the AECOM Assessment18 records the contribution from this 
document as ‘Significant’.  The AECOM assessment of Jenny Heyes is therefore flawed as it is 
not based on the correct baseline evidence. 

15.4 Land to the rear of Congleton Road and south of Lydiat Lane has not been proposed for 
allocation in the emerging SADPD.  The later version of the Alderley Edge Settlement Report 
prepared as part of the Publication Draft SADPD evidence base19 suggests that this is due to a 
combination of factors including the impact of the site upon the Alderley Edge Conservation 
Area, the greenfield nature of the site and lack of access to employment opportunities.  It 
identifies a higher impact upon heritage than the 2018 Settlement Report (a score of ‘Red’ 
rather than ‘Amber’).  The AECOM report does not appear to have considered the impacts 
identified in this more up to date version of the Settlement Report.  

15.5 Two further potentially suitable sites are identified should the above sites not be capable of 
meeting the housing requirement for Alderley Edge.  These are land east of railway and west of 
Whitehall Brook (Site 130) and Ryleys Farm, north of Chelford Road (Site 404).  The AECOM 
report is therefore supportive of the allocation of the Ryleys Farm site. 

15.6 The Whitehall Brook site includes the area of land identified as draft allocation ALD4: Site at 
Beech Road in the Publication Draft SADPD.  For the reasons set out in these representations 

                                                                                                                                                                                                                                              
17 Alderley Edge Neighbourhood Plan Site Assessment Report (August 2019) 
18 Alderley Edge Neighbourhood Plan Site Assessment Report (August 2019) page 23 
19 Alderley Edge Settlement Report [PUB 21] (June 2019) 
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and our representations to the publication draft SADPD, we consider that the Beech Road site is 
unsuitable for allocation. 

15.7 With regard to the Ryleys Farm site, the AECOM report concludes: 

“The assessment of the potential area of land to be released shows that it makes a ‘significant 
contribution’ to Green Belt purposes and although in the Green Belt, there are no other sites 
that make a lower contribution to Green Belt purposes that could be released instead. 
However, there are sites that make an equal contribution to Green Belt that could be released 
as an alternative 

- The site is within close proximity to a number of heritage assets, such as Chorley Hall to the 
south east of the site; therefore mitigation is likely to be required. 

- Site has suitable existing access along Chelford road/Ryleys Lane. 

- The whole site lies in flood zone 1. 

- The Western part of the site is of high landscape sensitivity, some mitigation could be possible 
in this location, with the rest of the site being medium landscape sensitivity. 

- Site would not relate well to existing village due to the scale of the site but would have clear 
boundaries provided by the railway and Chelford Road to the east, south and west. 

The site is considered potentially suitable (amber) for allocation subject to identified 
constraints being resolved and developable area of site being redefined. A parcel of this site 
(the northern part) could be potentially suitable if the constraints are mitigated and a clear 
boundary could be identified”. 

15.8 As a general comment, we note that the Ryleys Farm site assessed in the AECOM report covers a 
wider area than the site currently identified as draft allocation (Site ALD2) and Safeguarded 
Land (Site ALD3) in the Publication Draft SADPD.  This area is shown on Figure 15.1.   

15.9 For the reasons identified in these representations, we consider that the Ryleys Farm site is 
capable of expansion beyond the Publication Draft SADPD allocation of 45 dwellings, could be 
appropriately mitigated to address any potential landscape, heritage and other impacts, and 
would provide a permanent and defensible Green Belt boundary. 
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Figure 15.1 Ryleys Farm 

 

Source: Alderley Edge Neighbourhood Plan Site Assessment Report (August 2019) 

15.10 We therefore consider that the evidence provided in the AECOM report supports the proposed 
allocation of land at Ryleys Farm and consider the site to be suitable, available and achievable. 
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Appendix 1 Ryleys Farm Sketch Layout 
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Appendix 2 Ryleys Farm Technical 
Framework Plan 
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Heyes (ALD1) 



5th September 2019 

 
881909 L01 ALD 1 

 
Story Homes Ltd 

Kensington House, 

Ackhurst Business Park, 

Foxhole Road, 

Chorley, 

PR7 1NY 

 

 
RE: ALD 1 Flood Risk Statement 

 
 

 
14,Beecham Court, 

Pemberton Business Park, 
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This letter report has been produced to provide evidence to demonstrate that the flood risk associated 

with land referred to as ALD1 (Land adjacent to Jenny Heyes as shown in the image below) in the 

Publication Draft Site Allocations and Development Policies Document (SADPD) does not meet the 

requirements of the NPPF or Local Polices on flood risk for the provision of residential development. 

 

 
 

Site location plan 

 
Flooding from rivers (fluvial flood risk) 

The latest Environment Agency published flood zone map shows that the site lies largely within Flood Zone 

3 associated with flooding from Pott Brook located on the southern boundary of the site. Flood Zone 3 

indicates that the site can be expected to flood during a 1 in 100 year flood event. The flood maps do not 

account for the risk of flooding as a result of any blockage and the culvert under Heyes Lane is small and 

the Brook is heavily vegetated in this area. As such, a risk of a blockage is high and the flooding risk to 

the site and the surrounding area is likely to be greater than that shown. A full hydraulic modelling 

exercise should be undertaken to better understand the risk. 
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Should the site be developed and ground levels modified this water will be displaced and increase the flood 

risk elsewhere. As the floodplain associated with the Pott downstream of the site is extensive in this area 

it could place additional risk to existing dwellings specifically, increasing levels would put additional risk to 

properties in the area of ‘Jenny Heyes’ and along Heyes Lane. 

Fluvial flooding is likely to increase as a result of climate change. A greater intensity and frequency of 

precipitation is likely to raise river levels and increase the likelihood of a river overtopping its banks, thus 

exacerbating the fluvial flood risk to the site. 

 

Environment Agency fluvial flood risk map 
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Flooding from the land (overland pluvial flood risk) 

If intense rain is unable to soak into the ground or be carried through manmade drainage systems, for a 

variety of reasons, it can run off over the surface causing localised floods before reaching a river or other 

watercourse. 

Generally, where there is impermeable surfacing or where the ground infiltration capacity is exceeded, 

surface water runoff will occur. Excess surface water flows from the site are believed to drain naturally to 

the local water features, either by overland flow or through infiltration. 

The Environment Agency’s surface water flood map shows large areas of the site to be at risk from this 

source. According to the pluvial flood depth plan for the site, flood depths of upto 900mm can be expected, 

should the site be developed and ground levels modified this water will be displaced and increase the flood 

risk elsewhere. 

Surface water flooding is likely to increase as a result of climate change in a similar ratio to fluvial flooding. 

Increased intensity and frequency of precipitation is likely to lead to reduced infiltration and increased 

overland flow, thus increasing the potential risk to the site. 

 
 

 

Environment Agency surface water flood risk map 
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Environment Agency surface water flood risk map (depths) 

 

Flooding from Groundwater 

Groundwater flooding tends to occur after much longer periods of sustained high rainfall. Higher rainfall 

means more water will infiltrate into the ground and cause the water table to rise above normal levels. 

Groundwater tends to flow from areas where the ground level is high, to areas where the ground level is 

low. In low-lying areas, the water table is usually at shallower depths anyway, but during very wet periods, 

with all the additional groundwater flowing towards these areas, the water table can rise up to the surface 

causing groundwater flooding. A nearby British Geological Society (BGS) borehole record indicated that 

groundwater could be located within a confined aquifer below the site with ground water levels rising to 

approx. 5m below ground level. 

Climate change could increase the risk of groundwater flooding as a result of increased precipitation filtering 

into the groundwater body. If winter rainfall becomes more frequent and heavier, groundwater levels may 

increase. 

 
Surface water drainage 

In theory any development can increase flood risk downstream, if it is not designed correctly. This potential 

is much increased where the site is on greenfield land, as development tends to increase impermeable 

surfaces, resulting in increased runoff from the site. This will require the provision of a suitable surface 

water management plan to ensure that the surface water generated from the site does not increase the risk 

of flooding to the proposed properties or off-site. 

SuDS are now a material consideration for all major developments, irrespective of location and ground 

conditions. Planning applications for major development should therefore be accompanied by a site- 

specific surface water drainage strategy that demonstrates the proposed drainage scheme is in compliance 

with the National Planning Policy Framework (NPPF). 
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The Cheshire East Sustainability Appraisal supporting the SADPD recommends that ‘[Development] Options 

that focus development in or near these areas have greater likelihood of a negative effect on water (in 

relation to managing flood risk), compared to those that direct development to other parts of the Borough. 

It is recommended that any proposal should seek a reduction in surface water runoff and minimize the 

risk from flooding, where possible’.  

According to the Non-statutory technical standards for sustainable drainage systems, policy S2 for 

greenfield developments, the peak runoff rate from the development to any highway drain, sewer or 

surface water body for the 1 in 1-year rainfall event and the 1 in 100 year rainfall event should never 

exceed the peak greenfield runoff rate for the same event. As such it is likely that there will be a 

proportion of the site set aside for a SuDS based surface water drainage system. Given the flood risk 

constraints on the site (SuDS features should not be located in areas of fluvial and pluvial flood 

risk) it is unlikely that a suitable solution could be found without significant land take, thus limiting the 

develop-ability of the site. 

Based on the information in this letter there are flood risk and drainage constraints for this parcel of land 

and therefore delivery of the specified number of dwellings is in question. 

 
 

Yours sincerely 

RSK LDE LIMITED 
 

Colin Whittingham 

 
Associate Director BSc (Hons) MSc MCIWEM C.WEM PIEMA 
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Appendix 4 RSK Technical Note – Beech 
Road (ALD4) 

 



 

 

 

5th September 2019 

 
881909 L01 ALD 4 

 
Story Homes Ltd 

Kensington House, 

Ackhurst Business Park, 

Foxhole Road, 

Chorley, 

PR7 1NY 

 

 
RE: ALD 4 Flood Risk Statement 
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This letter report has been produced to provide evidence to demonstrate that the flood risk associated 

with land referred to as ALD4 (Land north of Beech Road, Alderley Edge) in the Publication Draft Site 

Allocations and Development Policies Document (SADPD) does not meet the requirements of the 

NPPF or Local Polices on flood risk for the provision of residential development. 

 

 

Location plan 
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Flooding from rivers (fluvial flood risk) 

The latest Environment Agency published flood zone map shows that the site lies largely within Flood Zone 

3 associated with flooding from Whitehall Brook located on the north eastern boundary of the site. Flood 

Zone 3 indicates that the site can be expected to flood during a 1 in 100 year flood event. In addition, there 

is a small channel located on the south western boundary of the site, this watercourse does not have a 

Flood Zone associated with it as it is likely that the catchment is less that 3km2 and therefore has not 

been modelled as part of the EA online mapping. The maps do not exclude any flooding from this source 

and should be further assessed. 

Should the site be developed and ground levels modified this water will be displaced and increase the flood 

risk elsewhere. As the floodplain associated with the Whitehall Brook is extensive in this area it could place 

additional risk to existing dwellings specifically, increasing levels would put additional risk to properties on 

‘the Circuit’ and the area of ‘Jenny Heyes’.  

Fluvial flooding is likely to increase as a result of climate change. A greater intensity and frequency of 

precipitation is likely to raise river levels and increase the likelihood of a river overtopping its banks, thus 

exacerbating the fluvial flood risk to the site. 

 
 

 

Environment Agency fluvial flood risk map 

 

Flooding from the land (overland pluvial flood risk) 

If intense rain is unable to soak into the ground or be carried through manmade drainage systems, for a 

variety of reasons, it can run off over the surface causing localised floods before reaching a river or other 

watercourse. 
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Generally, where there is impermeable surfacing or where the ground infiltration capacity is exceeded, 

surface water runoff will occur. Excess surface water flows from the site are believed to drain naturally to 

the local water features, either by overland flow or through infiltration. 

The Environment Agency’s surface water flood map shows large areas of the site to be at risk from this 

source including a flow route from the roundabout on Beech Close. This flow route should be maintained 

to ensure that flood risk is not increased as a result of any works associated on this site. According to the 

pluvial flood depth plan for the site, flood depths of upto 900mm can be expected, should the site be 

developed and ground levels modified this water will be displaced and increase the flood risk elsewhere. 

Surface water flooding is likely to increase as a result of climate change in a similar ratio to fluvial flooding. 

Increased intensity and frequency of precipitation is likely to lead to reduced infiltration and increased 

overland flow, thus increasing the potential risk to the site. 

 

  

Environment Agency surface water flood risk map 
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Environment Agency surface water flood risk map (depths) 

 

Flooding from Groundwater 

Groundwater flooding tends to occur after much longer periods of sustained high rainfall. Higher rainfall 

means more water will infiltrate into the ground and cause the water table to rise above normal levels. 

Groundwater tends to flow from areas where the ground level is high, to areas where the ground level is 

low. In low-lying areas, the water table is usually at shallower depths anyway, but during very wet periods, 

with all the additional groundwater flowing towards these areas, the water table can rise up to the surface 

causing groundwater flooding. 

A British Geological Society (BGS) borehole is located on the ALD4 site, see image below for location. 
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This borehole record indicates that groundwater was struck 0.7m bgl (Below ground level), indicating a 

high level of groundwater flood risk to the site. Groundwater at this depth is likely to impact on 

foundations as well as any underground services including any proposed surface water drainage system. 

Climate change could increase the risk of groundwater flooding as a result of increased precipitation filtering 

into the groundwater body. If winter rainfall becomes more frequent and heavier, groundwater levels may 

increase. 

 
 

 

In theory any development can increase flood risk downstream, if it is not designed correctly. This potential 

is much increased where the site is on greenfield land, as development tends to increase impermeable 

surfaces, resulting in increased runoff from the site. This will require the provision of a suitable surface 

water management plan to ensure that the surface water generated from the site does not increase the risk 

of flooding to the proposed properties or off-site. 

SuDS are now a material consideration for all major developments, irrespective of location and ground 

conditions. Planning applications for major development should therefore be accompanied by a site- 

specific surface water drainage strategy that demonstrates the proposed drainage scheme is in compliance 

with the National Planning Policy Framework (NPPF). 

The sustainability appraisal recommends that ‘Options that focus development in or near these areas 

have greater likelihood of a negative effect on water (in relation to managing flood risk), compared to 

those that direct development to other parts of the Borough. It is recommended that any proposal should 

seek a reduction in surface water runoff and minimize the risk from flooding, where possible.  According 

to the Non-Statutory Technical Standards for Sustainable Drainage Systems, Policy S2 for greenfield 

developments, the peak runoff rate from the development to any highway drain, sewer or surface water 

body for the 1 in 1 year rainfall event and the 1 in 100 year rainfall event should never exceed the peak 

greenfield runoff rate for the same event. As such it is likely that there will be a proportion of the site set 

aside for a SuDS based surface water drainage system. Given the flood risk constraints on the site 

(SuDS features should not be located in areas of fluvial and pluvial flood risk) as well as the potential for 

shallow groundwater on the site it is unlikely that a suitable solution could be found without significant 

land take. 
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Based on the information in this letter there are flood risk and drainage constraints for this parcel of land 

and therefore delivery of the specified number of dwellings is in question. 

 
 

Yours sincerely 

RSK LDE LIMITED 

 

Colin Whittingham 

 
Associate Director BSc (Hons) MSc MCIWEM C.WEM PIEMA 



 

 

 

 

 



 

 

 

 


