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CHESHIRE EAST COUNCIL 

CHESHIRE EAST LOCAL PLAN STRATEGY – EXAMINATION 

FURTHER INFORMATION REQUESTED BY THE INSPECTOR 

Section 1: Question 1a (i-ii) Objective assessment of housing needs and 

employment provision:  

Various documents explain how the Council has determined the overall level of housing and 
employment land provision1.  Policy PG1 provides for a minimum of 300ha of employment land and at 
least 27,000 new homes (2010-2030), phased over 5-year periods, with an additional 500 dwellings to 
meet some of the housing needs of High Peak District. 

The amount of employment land to be provided seems to be largely justified by the Employment Land 
Review2, but the Plan gives few details about the types of business uses to be accommodated and the 
amount of land allocated for each business use/economic sector.  It would be helpful if the Council 
could provide further details of this provision, as well as the relationship with the employment strategy 
which aims to provide 20,000 new jobs in the longer term and the fact that the Plan identifies over 
353ha of employment land. 

 

Council’s Response 

1.1 The Local Plan Strategy is an ambitious, pro-growth jobs-led strategy and will help facilitate the 

provision of a number of these jobs over the plan period. The Council has aspirations to deliver 

13,900 new jobs by 2030, but the measures taken now in terms of sites and infrastructure are 

designed to deliver 20,000 jobs in the longer term. 

1.2 The strategy is to build on existing economic sectors such as advanced manufacturing, science 

and automotive and rail engineering, with the greatest emphasis on Class B1 uses. 

Economic Ambitions 

1.3 Jobs growth will include opportunities in advanced manufacturing, science and automotive and 

rail engineering in Crewe and the south of the Borough, with growth in manufacturing and 

engineering around Congleton. Within the northern part of Cheshire East, the North Cheshire 

Science Corridor will create jobs in research and development and innovation in science and 

technology. 

1.4 The 20,000 figure is an employment estimate setting out (on a convenient rounded basis) a sense 

of what the plan’s proposals will ultimately achieve. These numbers contributed to the Cheshire 

and Warrington Local Enterprise Partnership (LEP) Strategic Economic Plan (SEP). The LEP was 

encouraged to develop ambitious plans, although the economic aspirations were based on 

significant public sector resources for infrastructure and other business related investments, and 

collectively SEP proposals were significantly in excess of the available public funds. 

                                                           

1
  Including Examination documents SD017-SD020; BE001-BE002; BE005; BE009 

2
  Examination document BE009 
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1.5 The 20,000 figure is longer-term figure, based on the decisions made now, such as the 

Middlewich and Congleton bypasses, the release of land from Green Belt at Alsager and 

provision of new infrastructure, some of which will take several years to complete and then 10-15 

years for full economic development potential to be realised. It also takes account of the timing of 

some key economic drivers, such as High Speed 2 where the economic impact will be towards 

the end of the plan period. 

1.6 In contrast with the plan period of 2010 – 2030, no specific modelling or forecast work has been 

undertaken with regard to the economic strategies, and the 20,000 figure does not take account 

of the implications for population growth, the age distribution of the population, migration flows, 

economic output growth or dwellings provision. 

1.7 As noted in Table 1 of the Population Projections and Forecasts background paper (Examination 

document SD 019), the provision of an average of 1,350 dwellings per annum is forecast to 

enable net jobs growth of around 13,900. This figure is the sum of full-time and part-time jobs and 

it includes self-employment, so the estimated net increase in FTE employee jobs is lower 

(estimated at about 10,000). This level of growth will result in: 

 GVA growth of 2.4% per annum (compared to a long term average of 2.0%) 

 Employment growth of 0.4% per annum ((compared to a long term average of 1.0%) 

1.8 The emphasis on GVA growth is in line with the Council’s Economic Strategy and the Cheshire 

and Warrington Strategic Economic Plan which highlights the need to address the declining 

productivity of the workforce as an economic imperative for local stakeholders. 

Employment Land Supply 

1.9 In the Local Plan Strategy, Table A.12 sets out the expected level of provision of employment 

land across all settlements. Due to a typographical error, the table should read as follows: 

Table 1.1: Corrected Table A.12 in Local Plan Strategy 

Area Expected Level of 

Development (ha) 

Take-Up 

01/04/10 – 

31/03/13 (ha) 

Supply 

31/03/13 (ha) 

Local Plan Strategy 

Sites and Strategic 

Locations (ha) 

Site Allocations 

(ha) 

Total 

(ha) 

All areas 351.00 1.60 112.79 225.16 12.25 351.80 

 

1.10 The Council estimate that, based on the density, plot ratio and other assumptions used for the 

2012 Employment Land Review (Examination document BE 009), 351.80ha of employment land 

has the potential to enable a net increase of around 22,000 FTE  jobs in B1, B2 and B8 sectors. 

Further details in relation to this calculation can be found in the “Objectively Assessed Need & 

Related Issues Response to Inspector’s Questions” document. 

1.11 While the overall amount of employment land to be provided under policy PG1 (minimum of 300 

ha) is in line with the Employment Land Review (Examination document BE 009), it has been 

considered appropriate to propose sites to deliver an employment land supply in excess of this, 

totalling 351.80 ha (including completions since 2010 and the proposed further allocation in the 

Site Allocations and Development Policies document). 

1.12 There are a number of reasons for this related to the employment land supply: 

 Wider choice and range of sites. Historically many allocated sites have been slow in 

coming forward, such as Basford East, Basford West, Capricorn and the South Macclesfield 
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Development Area. We aim to provide a broader choice of sites to provide the best prospect 

of development; 

 Timing and deliverability. Not all allocated sites will be built out within the plan period; 

some will continue beyond 2030; while a proportion of the existing employment land supply 

has known constraints to development and may not be readily available for development, 

certainly during the early years of the plan period; 

 Overall development mix. There is a requirement for further land allocations for both 

employment and residential purposes through the Site Allocations and Development Policies 

document. It is likely that some sites in the existing employment land supply may be used for 

housing. In setting the amount of employment land to be provided, a number of the sites 

proposed for employment in the Local Plan Strategy specify “up to” the area specified. This 

is to build in an element of required flexibility in enabling policy to deliver as much 

employment as possible, but recognising that in some cases, depending on the final mix of 

development and type of employment use, the actual amount provided may be slightly less. 

In a limited number of cases, the employment areas stated also include some existing 

employment uses. In particular, the area specified for employment at the North Cheshire 

Growth Village includes the existing Ministry of Defence office complex. 

 Mixed Use: Clearly the provision of housing and higher value uses has the potential to 
facilitate accompanying employment development and is considered to sustainability, 

1.13 In addition, there are a number of factors related to demand and opportunity. The existing strong 

economy in Cheshire East and its potential to drive economic growth in the region and recent 

Government announcements regarding the High Speed 2 rail project and the likelihood of the 

phase 1 HS2 scheme being “fast-tracked” to Crewe by 2026, along with aspirations of, and 

opportunities arising from Crewe High Growth City (Examination Document BE 122) and 

investment in the North Cheshire Science Corridor will provide long term opportunities for 

employment growth, particularly in the latter stages of the plan period. There is also potential to 

complement and take advantage of economic growth at the Airport City development and the 

strong economic performance of the south Manchester area. 

1.14 Further information regarding the Local Plan Strategy’s approach to the provision of employment 

land is set out in the Employment Background Paper (Examination Document SD 018) and in the 

paper on ‘Objectively Assessed Needs’ as Annex 1 to this document. 

Employment Land by Location 

1.15 Where appropriate, the Local Plan Strategy specifies the type of employment and intended use. 

In other cases, it will be advantageous to allow some flexibility in the type of employment use. 

Based on the information contained in the Local Plan Strategy and permissions granted for sites 

in the supply, the 337.95 ha (existing supply and proposed sites / strategic locations) can be 

disaggregated by use-class and settlement as follows: 

Table 1.2: Disaggregation of Employment Land by Use Class and Settlement 

Settlement / Area 

Likely Use 

Total 
B1 B2 B8 

Flexible or Mixed 

Use 

Cheshire East (total) 96.61 24.11 47.77 169.46 337.95 

Crewe 34.66 5.00 23.23 2.08 64.97 

Macclesfield 1.68 0.33 0.00 11.00 13.01 

Alsager 0.00 0.00 0.00 35.00 35.00 

Congleton 1.60 0.00 0.00 22.20 23.80 



5 

Table 1.2: Disaggregation of Employment Land by Use Class and Settlement 

Settlement / Area 

Likely Use 

Total 
B1 B2 B8 

Flexible or Mixed 

Use 

Handforth 9.72 0.00 0.00 0.00 9.72 

Knutsford 0.00 6.00 0.00 0.00 6.00 

Middlewich
3
 0.00 0.00 0.00 75.10 75.10 

Nantwich 2.07 0.00 0.00 0.00 2.07 

Poynton 0.30 0.00 0.00 0.00 0.30 

Sandbach 0.00 0.00 0.00 20.00 20.00 

Wilmslow 8.07 0.00 0.00 0.00 8.07 

New Settlement – North Cheshire Growth Village 12.00 0.00 0.00 0.00 12.00 

Local Service Centres 0.08 0.58 0.00 2.69 3.35 

Rural Areas (including Wardle Employment 

Improvement Area) 
26.43 12.20 24.54 1.39 64.56 

 

1.16 The employment land allocations takes account of the economic plans for towns such as Crewe, 

and major strategic employment sites where development will be enable by planned infrastructure 

developments. 

Employment Land by Sector 

1.17 The Local Plan does not attempt to provide a specific estimate of the likely end user for each 

allocated site; it is not considered possible to make this assessment with any degree of certainty. 

However Chapter 11 of the Local Plan Strategy explains the overall rationale for economic 

development and sets out the most important business sectors. The general approach is to 

capitalise on the area’s existing successful business clusters, with particular emphasis on higher 

value and higher skilled employment. Accordingly it is within advanced manufacturing, automotive 

and rail engineering research and scientific R&D that it is anticipated that growth will flow from, 

alongside more generic commerce and industry. 

1.18 The emphasis on skilled employment ties in with the overall approach of “quality rather than 

quantity” in terms of employment and of increasing productivity and GVA. This approach 

capitalizes on the specific character and assets of Cheshire East and lies at the heart of the Local 

Plan Strategy. 

Crewe 

1.19 Crewe is the largest town in Cheshire East and is a major economic hub. Its 5,000 businesses 

include concentrations of professional services, distribution, logistics and advanced engineering 

built on its rich rail and automotive heritage. The town is extremely well connected and offers 

immense potential for economic growth, particularly given recent announcements by the 

Government regarding the extension of the first phase of HS2 to Crewe by 2026 and by Bentley 

Motors regarding their £1 billion investment in the town. 

1.20 The Local Plan Strategy expects that 7,000 new dwellings will be constructed in the town over the 

plan period. Investment and growth in Crewe is vital to address some of the town’s issues, 

                                                           

3
 An additional 70ha extension to MidPoint18 is included in the Local Plan Strategy as a Strategic Location to enable the long 

term development of the local economy and provision of the Middlewich Eastern Bypass. However, this site is not currently 
counted as contributing towards the employment land supply  as it is envisaged that the remaining land at MidPoint18 
phases 1-3 will be developed first and the further extension will start at the very end of the plan period 
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including the requirement for major investments in its town centre and infrastructure as well as to 

diversify the housing stock and to reduce disadvantage and deprivation, low life expectancy and 

high unemployment in parts of the town. 

1.21 The Local Plan Strategy will make available almost 65 ha of land in Crewe for employment 

development. These include: 

 The large logistics and warehousing proposals at Basford West; 

 The fourth-generation business park at Basford East; 

 A science park development with focus on automotive research, development and supply 

hub at Leighton West; 

 Town centre offices as part of Central Crewe; 

 A number of existing employment supply sites with consents for B1a offices around the 

University Way area; and 

 Existing employment supply sites identified for small light industrial units, small scale 

warehousing and some mixed-use developments. 

1.22 These developments will boost the existing strong growth in GVA in South Cheshire, build on the 

existing sectoral strengths in Crewe, take advantage of the Higher Education provision available 

whilst assisting in the regeneration of the town, addressing pockets of worklessness and 

deprivation and enable investment in the local infrastructure. 

Macclesfield 

1.23 Macclesfield is the second largest town with a long history as a centre for commerce and 

business. The silk and textile industries played a large part in the town’s development and today, 

industries include pharmaceuticals, plastics, architectural and engineering services as well as 

advertising and market research. Although Macclesfield is well connected by rail and air (via 

Manchester Airport), it does lie further from the motorway network than other towns in the 

Borough and new employment development tends to mainly serve the local market. Due to its 

distance from the motorways, it is not considered to be the most attractive location in Cheshire 

East for large-scale logistics and warehousing developments. 

1.24 As most employment development in the town tends to be mainly small-scale for local occupiers, 

a modest provision of employment land (13.01 ha) is set out in the Local Plan Strategy. The 10 

hectares of land identified at South Macclesfield and Land off Congleton Road are not tied to a 

specific type of employment and there is flexibility in the type of development that could come 

forward. In addition to the land identified in the Local Plan Strategy, AstraZeneca is committed to 

a programme of investment in its pharmaceuticals manufacturing facility at Hurdsfield Industrial 

Estate, which will create new jobs whilst releasing redevelopment land providing further 

opportunities for development for advanced manufacturing. 

1.25 Land available for employment development in Macclesfield includes:  

 Flexible employment sites at both South Macclesfield Development Area and Land off 

Congleton Road as part of mixed-use developments; 

 Town centre offices as part of Central Macclesfield, including those now consented as part 

of the town centre redevelopment scheme; 

 A modest amount of remaining land at Tytherington Business Park for further office 

development; 

 A redevelopment site suitable for mixed employment development at Hurdsfield Road; 

 A small infill plot at Lyme Green Business Park for industrial units. 
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Alsager 

1.26 Alsager is a small town in the south-east of the Borough close to the M6 motorway at junction 16. 

During WWII the town grew to house an influx of workers at the Radway Green munitions factory, 

which remains a major employer in the town. Alsager has a particularly low jobs density 

(proportion of jobs to working age population) and levels of out-commuting are high. In recent 

years Tywfords has closed its manufacturing operation in the town. 

1.27 Over the plan period, the population of Alsager will grow significantly with the development of 

1,600 new dwellings. The town is well connected by road and rail. Given the housing growth 

proposed, the existing low jobs density and the attractiveness to the market given the proximity to 

the M6, it is appropriate to provide a significant level of employment land in Alsager to reduce out-

commuting and boost economic growth. 

1.28 Recent redevelopment of premises at Radway Green has released 10 ha for development and in 

addition, a 25 ha extension to the business park is proposed. The Local Plan Strategy is flexible 

on the types of employment use here, but it is envisaged that the final development will comprise 

a mix of small units mainly for local companies as well as strategic logistics and distribution 

premises. 

Congleton 

1.29 Congleton is the third largest town in Cheshire East after Crewe and Macclesfield. There are a 

number of light engineering factories in the town and one of the principal industries is the 

manufacture of airbags. Congleton has a particularly low jobs-density and large numbers of the 

town’s residents commute to Manchester, Macclesfield and Stoke-on-Trent for work. The town 

also suffers from traffic congestion, particularly at peak times but also throughout the day. This is 

due to a combination of factors including the convergence of a number of roads in the town, 

limited crossing points of the River Dane as well as the high level of commuting in the town. 

1.30 To address these issues, the Local Plan Strategy proposes a strategy of high quality employment 

led growth for Congleton to accommodate the expansion of existing businesses and attract new 

investment into the town. Development will also secure delivery of the Congleton Link Road. 

1.31 There is little in the way of existing employment land supply in Congleton but the Local Plan 

Strategy proposed 20 ha for flexible employment development to the north of the town accessed 

off the new link road. This will enable local companies to grow, attract new investment, increase 

the number and variety of jobs available locally so reducing the need for out-commuting. 

Handforth 

1.32 Handforth is part of the Wilmslow-Handforth urban area and lies at the north of the Borough. 

Handforth is well-placed to take advantage of economic growth in south Manchester, and in 

particular the proposals for economic development at Airport City. Handforth already has good 

links to the M60 and M56 and these will be further improved by the proposed Manchester Airport 

Eastern Link Road scheme. 

1.33 New employment land will be provided nearby at the adjacent North Cheshire Growth Village but 

there is also an existing supply of employment land in the Handforth Dean / Stanley Green area 

for further B1 development. 

Knutsford 
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1.34 Knutsford is a prosperous town with good transport links to both the M6 and M56. It currently has 

a good employment offer including the Parkgate Industrial Estate, Longridge Trading Estate, 

Booths Park, Radbroke Hall and others. 

1.35 Development land is in short supply in Knutsford and Green Belt / infrastructure constraints limit 

the options for new sites. The entire 6 ha of employment land identified in Knutsford is at the 

Parkgate Extension site and is intended for expansion of a major local valve-manufacturing 

company, currently located on Parkgate Industrial Estate. 

1.36 The Local Plan Strategy had envisaged that additional employment land would need to be found 

in Knutsford through the Site Allocations and Development Policies document. However, since 

the base date of the employment figures (1st April 2013), the Council is minded to approve an 

application for c20,000 sq.m. of B1a office space on a 3.5ha site at Booths Park subject to the 

signing of a Section 106 Agreement. 

Middlewich 

1.37 Middlewich is a centre for salt mining, with the salt industry remaining a major employer in the 

town today. A large distribution and business park has been developed at MidPoint18 to the east 

of the town, taking advantage of the town’s proximity to junction 18 of the M6. This business park 

has also delivered a partially constructed eastern bypass for the town. 

1.38 Middlewich has a healthy supply of employment land on the remaining plots of phases 1, 2 and 3 

of the MidPoint18 development. In addition, the Local Plan Strategy proposes a further 70 ha 

extension to the MidPoint18 development as a Strategic Location. This is included to enable the 

long term development of the local economy and provision of the remaining section of the 

Middlewich Eastern Bypass. This further extension is not currently counted as contributing 

towards the employment land supply as it is envisaged that the remaining land on phases 1-3 will 

be developed out first, over the majority of the plan period and the further extension will only start 

towards the very end of the period. 

1.39 The healthy supply of employment land in Middlewich will also assist in providing premises for 

businesses displaced from the Brooks Lane area (Strategic Location SL 9) as alternative forms of 

development are brought forwards there. 

Nantwich 

1.40 Nantwich is a historic market town in south Cheshire with a large rural hinterland. There is a fairly 

high level of out-commuting from Nantwich and a desire to increase the number of jobs available 

locally. Given the historic and fairly compact nature of the town, opportunities are limited for 

providing large areas of land for employment, particularly for general industry and warehousing. 

1.41 The Local Plan Strategy includes 2 ha for B1 use at Kingsley Fields as part of the larger mixed-

use development. This will enable provision, probably for local companies for offices or light 

industrial units. There is also the redevelopment area at Snow Hill in central Nantwich that offers 

opportunities for provision of additional town centre offices. 

1.42 In addition, the large-scale proposals for a mixed employment park at Wardle (Cheshire Green 

Employment Park) are situated around 4 miles north-west of Nantwich offering 61 hectares of 

land for B1(c), B2 and B8 uses. 

Poynton 

1.43 Poynton originally grew as a coal mining village and following the decline of mining, its 

accessibility to Greater Manchester led to further growth in the 20th Century. Whilst it has a 
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significant level of out-commuting, Poynton does have a concentration of employment 

opportunities in the south of the town at the Poynton and Adlington Industrial Estates. 

1.44 Poynton has a very constrained supply of employment land, with just one small site available for 

office development. Whilst there are no sites identified for development in the Local Plan 

Strategy, it will be necessary to identify some land for employment development in the Site 

Allocations and Development Policies document. This will be important to enable expansion of 

local businesses and other inward investment. 

Sandbach 

1.45 Sandbach is a market town located adjacent to junction 17 of the M6. Until relatively recently, its 

main industry was truck manufacturing. The end of truck manufacturing in 2002 has seen major 

changes in the town’s employment base and considerable losses of manufacturing jobs. Many of 

the old manufacturing premises have added to the supply of housing in Sandbach. With a healthy 

supply of new housing proposed in the town as well as the recent loss of industry and high levels 

of out-commuting, there is a clear need to diversify the town’s economy and attract new jobs. 

1.46 There is currently no available employment land in the town. Sandbach’s location adjacent to the 

motorway means that it is attractive for inward investment and the Local Plan Strategy proposes a 

large mixed employment development adjacent to junction 17. This will also contribute to the J17 

improvement scheme to increase safety and reduce queuing time. 

Wilmslow 

1.47 Wilmslow is a generally prosperous town in the north of the Borough with excellent access to 

road, rail and air transport links. It has a highly skilled population and a number of prestigious 

companies including the Waters Corporation and Royal London, although a large number of its 

residents commute to work in Greater Manchester which perhaps is not surprising given its 

proximity and the opportunities available. 

1.48 Wilmslow is very well placed to take advantage of economic development opportunities as part of 

the South Manchester employment market and to complement significant developments at 

nearby Airport City. 

1.49 There is little employment land currently available in Wilmslow, other than some very small infill 

plots in the town centre. Its location within the North Cheshire Science Corridor and adjacent to 

south Manchester and Airport City means that it is an attractive location for investment. The Local 

Plan Strategy proposes a high quality office campus as an extension to the existing provision at 

Royal London as well as Wilmslow Business Park which is intended to comprise a mix of offices, 

research and development premises and light industrial units. 

North Cheshire Growth Village 

1.50 As a sustainable new village, employment development will be designed to be appropriate in 

close proximity to a residential area and serve the needs of local residents. In addition, it will take 

advantage of its attractive and well-connected location to assist in promotion of the North 

Cheshire Science Corridor. 
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Section 2: Question 1a (iii-iv) - Objective assessment of housing needs and 

employment provision continued: 

The Inspector is concerned about the adequacy and methodology of the Council’s objective 
assessment of housing needs in terms of the requirements of the NPPF (¶ 47; 158-159).  The Strategic 
Housing Market Assessments4 (2010 & 2013) focus on the need for affordable housing and, apart from 
referring to the 2008 and 2011-based household projections, do not include an objective assessment of 
overall housing needs.  The What Homes Where toolkit can be a useful starting point and baseline 
figure for the overall level of future housing provision.  For Cheshire East, this estimates an increase in 
households of 1,423/yr (2010-2030) based on the 2008 household projections and 1,041/yr (2011-
2021) based on the 2011 interim household projections.  This toolkit advises caution when using 
alternative assumptions and suggests reading CCHPR research reports5 before doing so; it also 
advises caution if the trends experienced in the past 5 years reflect a period of economic decline or 
buoyancy, and the need to avoid projecting forward recessionary trends. 

In its most recent assessment6, the Council refers to the 2011-based interim household projections, 
projecting them forward to 2030 using the same assumptions.  The PPG7 confirms that DCLG 
household projections should be the starting point when estimating future housing need, but these 
projections may require adjustment to reflect factors affecting local demography and household 
formation rates which may not be captured in past trends; it recognises that household formation rates 
may have been suppressed historically by under-supply and worsening affordability of housing and will 
therefore need to reflect the consequences of past under-delivery of housing.  As household projections 
do not reflect unmet housing need, local planning authorities are advised to take a view based on 
available evidence about the extent to which household formation rates are or have been constrained 
by supply.  Moreover, as interim figures, the assumptions in the 2011-based projections may only be 
valid for ten years.  The Inspector’s Interim Conclusions on the South Worcestershire Development 
Plan8 provide a useful background to this matter.  The Inspector also understands that ONS has now 
released the 2012-based Subnational Population Projections, which may be relevant.  It would be 
helpful if the Council could clarify and review the basis on which the objective assessment of housing 
need was established. 

 

Council’s Response 

Objectively Assessed Need  

2.1 In developing its forecasts, the Council used assumptions underpinning the POPGROUP 

modelling which are broadly consistent with Cheshire West and Chester Council. In simple terms 

the methodology employed has been one of taking local authority level data from national 

demographic, housing and economic data sets and then using this to estimate input values, make 

suitable assumptions and develop and run alternative scenarios that reflect the specific 

circumstances and characteristics of each Cheshire authority. 

2.2 The first bullet point of paragraph 47 of the NPPF states that local planning authorities should: 

                                                           

4
  Examination documents BE001; BE002  

5
  Cambridge Centre for Housing and Planning Research report: ‘Choice of Assumptions in Forecasting Housing       

Requirements’      [CCHPR; March 2013] 
6
  Examination document SD019   

7
  Planning Practice Guidance (ID 2a: 015-017) [DCLG: March 2014] 

8
  http://www.swdevelopmentplan.org/?page_id=5393 (Inspector’s Interim Conclusions on Stage 1 (¶ 28-44)); Oct 2013 

http://www.swdevelopmentplan.org/?page_id=5393
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“Use their evidence base to ensure that their Local Plan meets the full, objectively assessed 

needs for market and affordable housing in the housing market area, as far as is consistent with 

the policies set out in this Framework, including identifying key sites which are critical to the 

delivery of the housing strategy over the plan period” 

2.3 In the past 6 months case law has clarified our understanding of Objectively Assessed Need 

(OAN). The Gallagher9 case has provided a deeper explanation of the process of setting a 

development plan housing figure and the terminology involved. This has introduced the distinction 

between the “policy off” position of a need assessment and the “policy on” situation with a local 

plan figure. Paragraph 37 of the Gallagher judgement helpfully clarifies the different concepts and 

terms associated with discussion around OAN as follows: 

 Household projections – These are demographic, trend-based projections indicating the likely 

number and type of future households if the underlying trends and demographic assumptions 

are realised.  They provide useful long-term trajectories, in terms of growth averages throughout 

the projection period.  However, they are not reliable as household growth estimates for 

particular years: they are subject to the uncertainties inherent in demographic behaviour, and 

sensitive to factors (such as changing economic and social circumstances) that may affect that 

behaviour. Those limitations on household projections are made clear in the projections 

published by the Department of Communities and Local Government from time-to-time (notably, 

in the section headed “Accuracy”). 

 Full Objective Assessment of Need for Housing - This is the objectively assessed need for 

housing in an area, leaving aside policy considerations.  It is therefore closely linked to the 

relevant household projection: but is not necessarily the same.  An objective assessment of 

housing need may result in a different figure from that based on purely demographics if, e.g. the 

assessor considers that the household projection fails properly to take into account the effects of 

a major downturn (or upturn) in the economy that will affect future housing needs in an area.  

Nevertheless, where there are no such factors, an objective assessment of need may be – and 

sometimes is – taken as being the same as the relevant household projection. 

 Housing Requirement – This is the figure which reflects, not only the assessed need for 

housing, but also any policy considerations that might require that figure to be manipulated to 

determine the actual housing target for an area.  For example, built development in an area 

might be constrained by the extent of land which is the subject of policy protection, such as 

Green Belt, or Areas of Outstanding Natural Beauty.  Or it might be decided, as a matter of 

policy, to encourage or discourage particular migration reflected in demographic trends.  Once 

these policy considerations have been applied to the figure for full objectively assessed need for 

housing in the area, the result is a “policy on” figure for housing requirement.  Subject to it being 

determined by a proper process, the housing requirement figure will be the target against which 

housing supply will normally be measured. 

2.4 The approach taken has relied primarily on forecast models which take account of both local 

circumstances and economic policy. The aim of the forecasts has primarily been to establish a 

housing requirement which both addresses objectively assessed need and meets the broader 

policy objectives of the Local Plan, notably the key objective of securing sustainable economic 

growth. The greater part of supporting documentation focuses on the policy ‘uplift’ (over & above 

base housing need) associated with the housing requirement.  

                                                           

9
 Gallagher Homes Ltd v Solihull Metropolitan Borough Borough Council [2014] EWHC 1283 (Admin) 
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2.5 Taking the Gallagher judgement definition of full, objectively assessed housing need described 

above, the Council considers that: 

 An average net increase of 1,180 dwellings per annum figure best describes the OAN in 

Cheshire East.  

 The latest demographic evidence suggests that the provision of an average of 845 dwellings per 

annum will accommodate likely demographic change but will accommodate only minimal jobs 

growth and will not enable the economic growth aspirations of the Council to be met. 

2.6 The starting point for all of the assessment work has been the consideration of the relevant data 

sets. This is intended to ensure that account is taken of the very latest information currently 

available [see Examination Document SD019 Population Projections & Forecasts Paper (PPF) 

Appendix 1 paragraph 2.1]. This is consistent with PPG advice: 

“Household projections published by the Department for Communities and Local Government 

should provide the starting point estimate of overall housing need”. [2a -015] 

2.7 The Council has then run a series of detailed forecasts of population and housing growth [see 

Examination Document SD 019 Population Projections & Forecasts Paper PPF Table A1.2] 

based on different demographic, economic and housing scenarios.  The Council considers that 

these forecasts are more accurate than the basic CLG projections, because they take account not 

just of data published by ONS and CLG, but also of local knowledge and the Council’s 

intelligence-gathering and analysis. Within these scenarios are models that equate (as far as 

possible) to a ‘policy neutral’ assessment of future population, economic and housing growth. 

[See for example scenario 2a Examination Document SD 019 Population Projections & Forecasts 

Paper paragraph 4.17] 

2.8 The scale of that policy increase is once again related back to forecasts undertaken by the 

Council which take specific account of the local circumstances in Cheshire. The approach is not 

one of “jobs at any price” – but rather a strategy built on creating economic prosperity, linked to 

the Borough’s characteristics and assets. 

Table 2.1 OAN Key Assumptions  

Factor  Rationale  

Household 
formation rates 

The Council’s assumptions about household formation rates – and the reasons for making 
these assumptions – are explained in detail in Appendix 2 of the March 2014 Local Plan 
Strategy Population Projections and Forecasts Background Paper (Examination Document 
SD019 Population Projections & Forecasts Paper Appendix 2). Up to and including 2021, the 
Council’s household formation rate assumptions are constrained to equal the Cheshire East 
formation rates from the CLG interim 2011-based subnational household projections. This is 
consistent with the PPG: “Wherever possible, local needs assessments should be informed 
by the latest available information”. PPG 2a-016 

A constant rate in 
household 
formation after 
2021 

Some economic factors still depressing household formation rates: by 2013, real wages were 
9% below their 2007 level

10
 and were still falling as of April 2014.

11
 Increases in student fees 

will also affect debt and household formation decisions in the longer term. 

However, in recent decades, Cheshire East’s household formation trend has been driven 
primarily by longer term factors and less so by economic cycles. 

Evidence shows that a change in the household formation rate trend started many years 
before 2008, and signals the end of an era of predictably rising household formation rates. In 

                                                           

10
 For details of the data sources, see paragraph 7 of Appendix 2 of the March 2014 Local Plan Strategy Population 

Projections and Forecasts Background Paper (Examination Document SD019). 
11

 “Labour Market Statistics, June 2014” Statistical Bulletin, ONS, 11 June 2014. 



13 

preparing the 2008-based household projections, CLG noted that “Labour Force Survey 
(LFS) data suggests that there have been some steep falls in household representative rates 
for some age groups since the 2001 Census.” The same report notes that there had already 
been “observed deceleration between 1991 and 2001” in household formation rates. The 
2008-based household projections opted, as worded in the same report, to ““revert to the 
trend” of increasing formation rates. We know that this trend was observed only prior to 2001, 
and perhaps not even to that year. 

The Council’s approach is consistent with recent advice and guidance from independent 
housing experts, including those – such as McDonald, Williams and Holmans – who co-wrote 
the guidance on housing requirement assumptions that is published on the What Homes 
Where web pages

12
 (http://www.howmanyhomes.org/). McDonald and Williams (2014)

13
 

suggest keeping household formation rates constant as a possible scenario for the post-2021 
period 

The Bath and NE Somerset local plan Inspector also recognised the fact that household 
formation rates may remain depressed even in the medium term and that the 2008-based 
household projections’ household formation rate trend may not have resumed even by the 
early 2030s. 

Migration rates 

 

The Council assumed that future migration rates followed a 4-year (2006/07 to 2009/10) 
trend (using ONS data). Paragraphs 6.17 to 6.24 of Appendix 1 of the PPF paper provide 
further detail on the nature of and reasoning behind this approach 

The 2008-9 recession did not have a dramatic impact on the overall net inflow of international 
migrants. Net international migration into England & Wales averaged 180,000 a year during 
2001-7; during 2007-11 (a slightly shorter period), it was higher, at 191,000 a year.

14
 

The period immediately before 2008 is in some ways not representative of long-term 
international migration trends. According to the University of Oxford’s Migration Observatory, 
“The average annual Long-Term International Migration (LTIM) inflow of EU citizens 
(excluding British citizens) for 2004-2012 was around 170,000, compared to 67,000 during 
1997-2003.”

15
 This was prompted in part by the A8 countries joining the EU - a one-off 

phenomenon – and not just by the UK’s robust economic growth in the pre-recession period. 

 

Net inward migration during the Plan period so far (2010/11 to 2012/13) has been only +800 
per annum, compared to the long term (2001/02 to 2012/13) average of +1,500

16
 and Plan 

forecast of +2,000 under the Council’s proposed 1,350dpa provision. 

Unemployment  The Council used ONS estimates of actual unemployment rates for 2010-12. It then assumed 
that the unemployment rate trend from 2013-20 would follow that projected by its “CHWEM” 
economic forecasting model (supplied by Cambridge Econometrics) and would remain 
constant (equal to its 2020 rate) from 2020.

17
  This approach is set out in more detail in 

paragraphs 7.23 to 7.29 of the Examination Document SD019 Population Projections & 
Forecasts Paper Appendix 1. 

Cheshire East tested the alternative assumption that the rate falls to its long-term average 
(4.7%) by 2020. This alternative unemployment rate trend implied a substantially lower 
housing requirement (about 150dpa less) than under the Council’s preferred assumptions. 

Economic activity  The Council’s assumptions take account of the Census evidence that the economic activity 
rates for older age groups increased very substantially between 2001 and 2011, e.g. a rise 
from 51% to 61% for Cheshire East’s 60-64 year-old males (a trend which in itself suggests 

                                                           

12
 McDonald, N. (editor), “Choice of Assumptions in Forecasting Housing Requirements – Methodological Notes”, Cambridge 

Centre for Housing and Planning Research, University of Cambridge, March 2013. Published at 
http://www.howmanyhomes.org/  
13

 McDonald, N and Williams, P (2014), “Planning for housing in England: Understanding recent changes in household 
formation rates and their implications for planning for housing in England”, University of Cambridge, RTPI Research Report 
No. 1. 
14

 Source: “Migration Statistics Quarterly Report, November 2013” ONS Statistical Bulletin, 28 Nov 2013. 
15

 Vargas-Silva C, “Briefing: Migration Flows of A8 and other EU Migrants to and from the UK”, The Migration Observatory at 
the University of Oxford, April 2014. 
16

 ONS mid-year population estimates components of change 2001 to 2013. ONS Crown Copyright 2014. ONS licensed under 
the Open Government Review v. 1.0. Figures include unattributable components of population change (some of which will be 
due to migration). 
17

 Appendix 5 of the PPF provides more detail on the CHWEM and the Council’s use of CHWEM data to help inform its Local 
Plan modelling work. 

http://www.howmanyhomes.org/
http://www.howmanyhomes.org/
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that there will be further significant increases over the Plan period) and changes in the State 
Pension Age (SPA) that had already been legislated for at the time of the Council’s Local 
Plan modelling work and which come into effect during the Plan period, namely: 

a) the rise in the female SPA (from 60 to 65) between 2010 and 2018; 

b) the rise in the SPA to 66 (for both males and females) between 2018 and 2020. 

 

It would not be appropriate base the Council’s assumptions on the slight (UK level) changes 
that some alternative projections assume for some age-gender groups. For example, the EU 
Ageing Report projects that the rate for UK 55-64 year-old males, for example, will rise less 
than one percentage point: from 69.2% (2010) to 70.0% (2030).

18
 

 

2012 Sub-National Population Projections 

2.9 The 2012-based subnational population projections (2012 SNPPs) were published by ONS on 29 

May 2014. These projections replace the 2011-based interim projections that ONS published in 

September 2013.The 2012 SNPPs are based on the 2012 mid-year population estimates (MYEs) 

published on 26 June 2013 and a set of demographic assumptions regarding fertility, mortality 

and migration based on local trends over the previous five years. They are consistent with the 

2012-based national population projections for England. For Cheshire East, the 2012 SNPP for 

2021 (385,800) is lower than the 2011-based interim SNPP for 2021 (389,700). 

2.10 Following the release of the 2012 SNPPs, the Council reran its published (Examination Document 

SD019 Population Projections & Forecasts Paper) Scenario 1a (which applied the interim 2011-

based SNPPs and CLG’s interim 2011-based household projections), but with population 

constrained to the 2012-based SNPPs.  

2.11 The results of this rerun scenario indicate that the Borough needs only 1,025 dwellings per 

annum to meet this projected demographic change (whereas the “original” Scenario 1a figure was 

1,180 dwellings per annum, as stated in paragraph 2.4 of the PPF). They also indicate that this 

projected demographic change would result in jobs growth of 5,700 over the Plan period, which 

equates to an average jobs growth rate of only 0.2% per annum. 

2.12 In this context, the proposed provision of 1,350 dwellings per annum now appears even more 

stretching (more economically ambitious) than it did prior to the publication of the 2012 SNPPs. 

(Note: for this extra scenario run, the population figures were constrained, by single year of age, 

so that they matched the 2012 SNPP data. However, the Council had to use ONS’ 2011 SNPP 

model, as it had not yet been supplied with the 2012 SNPP model at the time that Scenario 1a 

was run). 

Table 2.2: Implications of the 2012 SNPPs for population, housing and economic change 2010-30 

Scenario 
Number in 
PPF 

Scenario Population 
Change 

Dwelling 
Change 

Labour 
Supply 
Change 

Job Change 
 

1a 2011-based interim subnational 
household projections (CLG) and 
2011-based interim subnational 
population projections 

41,100 
(2,055 per 
annum) 

23,600 
(1,180 pa) 

16,400 
(820 pa) 

13,900 
(695 pa, or 
0.4% pa) 

N/A As above, but using 2012-based 
(instead of 2011-based) subnational 
population projections 

29,300 
(1,465 pa) 

20,500 
(1,025 pa) 

7,600 
(380 pa) 

5,700 
(285 pa, or 
0.2% pa) 

 

                                                           

18
 Tables A31 to A45, The 2012 Ageing Report: Economic and budgetary projections for the 27 EU Member States (2010-60), 

European Commission, May 2012. 
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2.13  In his independent review of the Council’s Local Plan Modelling work and Objectors Responses 

(please refer to Annex 1 of this document – the Objectively Assessed Need and Related Issues 

Paper) notes that ONS’ 2013 mid-year estimates provide even more recent evidence of 

population change. He highlights the fact that the 2013 MYE, like the Council’s migration-led 

forecast, points to continuing low growth, with the 2012-13 MYEs suggesting that 2012-13 

population growth was half that projected by the 2012 SNPPs. 
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Section 3: Question 1a (v) - Objective assessment of housing needs and 

employment provision continued: 

The NPPF (¶ 47) requires local authorities to significantly boost the supply of housing, by ensuring that 
housing provision meets the full, objectively assessed needs for market and affordable 
housing…including a 5% buffer to ensure choice and competition in the market during the first 5-years 
supply.  The 2012 AMR19 indicates that an average of 1,032 dwellings were completed between 2002-
2012, compared with the former RSS requirement of 1,150/ yr; completions over the last 5 years varied 
from 466-741 dw/yr, so further clarification is needed about whether a 5% or 20% buffer to 5-year 
housing supply is needed, and how the Plan addresses any previous shortfalls in housing provision.  
Details of recent planning appeals addressing 5-year housing land supply, past provision and the 
5/20% buffer would be useful. 

 

Council’s Response 

3.1  Having determined objectively assessed need and the housing requirement for Cheshire East 

over the plan period (2010 – 2030), the Council must demonstrate how this can be both 

accommodated and delivered. Over and above completions and existing commitments, which 

already account for nearly 40% of the plan requirement, the principal method outlined in the Local 

Plan Strategy (Examination Document SD001) is through the allocation of some 37 Strategic 

Sites/Locations. These collectively account for just over half of the plan requirement and in the 

Council’s view; these sites/locations are all capable of being delivered during the plan period, 

albeit phased in many instances, where vital infrastructure needs to be co-ordinated in a 

sustainable manner prior to site release. 

3.2 Through the detailed evidence base, principally the Strategic Housing Land Availability 

Assessment (SHLAA) and the Housing Trajectory included in Appendix E of the Local Plan 

Strategy (Examination Document SD001), which is derived from the SHLAA, the Council is able 

to demonstrate that there is sufficient housing land, over and above completions and 

commitments, to meet the prescribed housing target set out in the plan strategy. This is 

predicated on the potential capacity of the Strategic Sites/Locations, calculated at an average 

net/gross density of 30 dwellings per hectare and their anticipated deliverability within the plan 

period up to 2030. 

3.3 In order to allow flexibility, the plan strategy, together with the emerging Site Allocations and 

Development Policies DPD, proposes delivering sufficient housing land to accommodate over 

29,000 new dwellings; this represents a contingency of some 5% over and above the target 

housing requirement (unrelated to any 5% or 20% buffer).  

3.4 The Council has been mindful of the need to undertake an up-to-date five year land supply 

assessment and this has informed the preparation of a new 2014 SHLAA. The new Housing 

Trajectory outlined in Appendix E of the Local Plan Strategy takes full account of the increased 

housing targets contained in Policy PG1 (Overall Development Strategy) and replaces the 

Regional Spatial Strategy (RSS) targets employed by the Council in contemporary planning 

appeals. It should be stressed that the Trajectory of the Submission Local Plan applies the 
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  Examination document BE139 
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‘Liverpool’ method, addressing the shortfall in housing delivery over the first 4 years of the plan 

period (2010/11-2013/14) by spreading the undersupply over the remainder of the plan period to 

2030. 

3.5 The purpose of the Trajectory is too illustrate how the housing requirement of the plan both can 

and will be delivered over the plan period.  As such it represents not only potential delivery but 

furthermore a realistic assessment of the likely pattern of building. At the time of Plan preparation 

both Sedgefield and Liverpool methods remained in current CLG advice. Paragraph 3-035-

20140306 of the NPPG now provides more definitive advice that Local Planning Authorities 

should aim to deal with any undersupply within the first 5 years of the plan period “where 

possible”. 

3.6 The Council acknowledges that the shortfall arising from under-delivery in the first 4 years since 

the plan’s base date (1st April, 2010) is reconciled during the remainder of the plan period but, 

contrary to the arguments put forward by various representors, do not accept that this should be 

back-dated to pre-2010. The Requirements of the preceding RSS adopted in 2008 were fully met 

from its start date (2003) up to the commencement of the current Local Plan in 2010 – with a 

modest surplus of 34 homes.  Although the RSS is sometimes characterised as being 

constraining, it is a matter of record that its adoption ended prevailing housing moratoria and 

resulted in a 64% uplift in the housing target over and above the adopted Cheshire Structure 

Plan. 

3.7 In terms of the current local plan, against a target of 1200 dwellings per annum, (which is higher 

than the previously adopted RSS target of 1150 dwellings per annum), there is a need to add a 

further 2484 dwellings to the annual housing targets for the remainder of the plan period (2014 – 

2030). This is the balance arising from the completion of 2316 new dwellings during the first 4 

years of the plan (2010-2014) when set against a target of 4800 new dwellings. Further evidence 

will be submitted in due course in respect of the 2014 SHLAA which will have a base date of 31st 

March, 2014. This will address the level of commitments at that date, an assessment of sites 

without permission that are considered deliverable and developable within the plan period, the 

contribution from Strategic Sites/Locations and an allowance for Site Allocations (post 2020). This 

information will inform both a revised Housing Trajectory and 5-year housing land supply 

calculations.  

3.8 This leads to the issue of how the 2484 home shortfall should be addressed. For the purpose of 

current s.78 appeals the Council adopts the Sedgefield approach in terms of a snap shot 

assessment of supply at any given point. The Council maintains that it can demonstrate a 5 year 

supply on this basis, although this remains disputed (see further below). However for the purpose 

of the Local Plan and particularly the trajectory, the use of Liverpool method is to be preferred. 

This isn’t because the necessary land is not available, but rather because actual delivery in line 

with Sedgefield would require an exceptional performance from the development industry. Rates 

of construction would need to almost triple to achieve such a pattern of building. 

3.9 Overall this seems a less likely outcome than the industry steadily catching up over the plan 

period. There is support for a similar stance in other Local Plans: 

Rotherham Core Strategy 2013-2028 (30.06.14) 

3.10 The Inspector deals with the issue at paragraphs 69 – 70. He notes that the NPPF requires a 

balance including house-building, economic activity and the environmental role of sustainable 

development. ‘The Core Strategy must … be credible, and it is much to be doubted whether the 

house-building industry would be able to increase annual delivery from recent averages to well 

over a thousand dwellings a year on a consistent basis. … a buffer of 20% brought forward from 

later in the plan period would strain credibility even further during its early years.’ He also notes 



18 

the need to bring forward significant infrastructure. At paragraph 70, he concludes that ‘it would 

be reasonable to distribute the backlog evenly throughout the plan period’. 

 

Chesterfield Local Plan: Core Strategy 2011-2031 (June 2013) 

3.11 At paragraph 51, the Inspector states that ‘There is no indication to suggest that any improvement 

to the national or local economy is likely to trigger a resurgence of house building activity at a 

level that has rarely been achieved in the past and never for a sustained period of time’. 

 

Blaby District Local Plan (Core Strategy) (12.02.13) 

3.12 At paragraph 52, the Inspector states that ‘on the basis that the shortfall in housing delivery since 

2006 will be accommodated over the remaining plan period, I am satisfied that the Core Strategy 

will provide a five year supply of deliverable housing sites’ 

 

3.13 It is therefore open for a decision maker to assess the method which is most appropriate for an 

Authority’s situation. Use of the ‘Liverpool’ Method is considered to be the most appropriate for 

Cheshire East, as it represents a realistic measure, being both deliverable and achievable in the 

local housing market. Conversely, it is considered that the ‘Sedgefield’ Method would provide an 

annual target that in the short term at least the home building industry seems unlikely to match. 

The rationale for the Sedgefield method is that it is assumed to better reflect the advice of the 

NPPF to boost significantly the supply of housing. However, application of the method does not 

increase the amount of housing that is built in an area over time; rather it simply adjusts the 

amount of land that is potentially available at any one time. 

 

3.14 Therefore the Council considers that in the context of a local plan there are good grounds to 

continue with the use of the Liverpool method. However the Council will also re-run the Trajectory 

showing the Sedgefield approach so that the implications of both methodologies are clearly set 

out. 

 

3.15 Although consideration has been given to the housing land supply at the current time, one of the 

principal purposes of the Housing Trajectory, as set out in Appendix E of the Local Plan Strategy 

(Examination Document SD001) is to demonstrate how the timely release of strategic sites and 

locations, together with current commitments and sites identified in the Site Allocations and 

Development Policies DPD will ensure that a five year supply of available housing land will be 

maintained not just at the outset but throughout the plan period. This is illustrated in the Housing 

Trajectory by a ‘Managed Annualised Requirement’ against phased housing targets and by 

monitoring this, the Council will see if action needs to be taken. Hence, if this policy objective is 

not achieved, then the Council will consider bringing forward sites programmed for later in the 

plan period by working with development partners, agencies and landowners to better manage 

site delivery. This might entail accessing finance (including grants), as well as reviewing Section 

106 agreements and other contributions. The triggers for this approach are outlined in Chapter 16 

(Monitoring and Implementation) of the Local Plan Strategy and will involve action where a 

shortfall in supply is greater than one year (see Examination Document SD001, Table 16.1 - 

Indicator No. S3).  

 

3.16 In terms of the Buffer, the PPG advises decision makers to take a longer term view of past 

delivery records. [3-035] In terms of delivery prior to 2010 it is necessary to analyse completions 

against both Regional Spatial Strategy (RSS) and Cheshire Structure Plan targets, which ranged 

during various development plan periods from 700 to 1150 dwellings per year. Against the RSS 

target of 1150 during the period 2003/4 to 2009/10, there was a modest aggregated oversupply of 

34 dwellings in the former Districts which now comprise Cheshire East Council. However, in the 

case of Cheshire Structure Plan targets, the oversupply during the period 1996/97 to 2007/8 rose 
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to over 4000 dwellings, which later gave rise to the need for a policy of restraint. Over the period 

1996 -2013 there remained a surplus of 1,356 homes over and above development plan housing 

requirements. [table 2, Housing Position Statement, Feb 2014]. These houses though arising 

from previous plan periods do not vanish from the stock – rather they contribute to the overall 

supply available today.  Council contends that if there is not actually an under delivery of housing, 

it cannot be described as ‘persistent’ 

 

3.17 A further factor introduced by the PPG is the impact of housing moratoria. Prior to the adoption of 

the Regional Spatial Strategy, Cheshire East was subject to a policy of restraint in relation to 

housing provision, which had the effect of driving down planning permissions for housing rather 

than engendering under-delivery. Regional Planning Guidance for the North West (2003) 

proposed that house building in Cheshire should be reduced by 20% between 2002 and 2016. 

The Cheshire Structure Plan (2006) maintained this restrictive approach to housing whereby 

supply was limited to 700 homes per annum and would have reduced further during the third 

phase (i.e. 2011-2016) under Policy HOU1 to 520 per annum for the 3 former Districts if re-

organisation had not taken place. Moratoria on housing supply were common during this period, 

with similar policies adopted by Greater Manchester, West Lancashire, Sefton, Chorley, South 

Ribble and Ribble Valley. 

 

3.18 An Audit Commission report into Development Services in the (former) Congleton Borough, dated 

June 2005, noted that an oversupply of housing became apparent in 2003, when measured 

against the targets of the Cheshire Structure Plan of 1999. As a result, a moratorium was applied 

which the Audit Commission considered to be ‘appropriate steps to deal with the situation [of the 

over-supply]’. 

 

3.19 Knowledge of the policy of restraint led many developers not to make planning applications for 

housing that they might otherwise have done. Indeed, the Audit Commission noted that 

applications refused due to the moratorium would have provided over 650 additional dwellings 

with twelve appeals being dismissed on housing land supply grounds.  

 

3.20 Press reports indicate the following examples:- 

 A refusal for six homes in Brereton, which would ‘exacerbate an already significant over-

supply of housing and would be contrary to policy’ (August, 2004)  

 Approval for 70 homes, with no building work permitted until 2007 (August, 2005) 

 Refusal for a retirement community including 26 sheltered homes (September, 2006) 

3.21 Housing supply was similarly restricted in Macclesfield. In September 2003, the former 

Macclesfield Borough Council restricted planning permission for new residential development, 

citing an eight year supply of housing land from recent completions and outstanding permissions. 

Restrictions were not lifted until May 2008, in response to the Regional Spatial Strategy.  

3.22 The impact of the moratoria, and their relevance in considering the Borough’s performance, has 

been recognised in correspondence from Nick Boles, the former Parliamentary Under Secretary 

of State for Planning. He clarified that the past housing moratoria imposed in Cheshire was a 

relevant consideration in relation to the performance and the application of an appropriate buffer, 

as does the NPPG in para 3-035-20140306, which states:- 

‘The factors behind persistent under delivery may vary from place to place and, therefore, 

there can be no universally applicable test or definition of the term.  It is legitimate to consider 
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a range of issues, such as the effect of imposed housing moratoriums and the delivery rate 

before and after any such moratoriums’. 

3.23 The Regional Spatial Strategy marked a significant change in policy in Cheshire, reversing the 

previous policy of constraint and elevating the annual requirement to 1,150 dwellings. It is 

considered that this altered position, and the enforced restrictions on housing land supply are 

material and should be taken into account in considering the performance of the Borough in 

relation to housing land supply. 

3.24 Several consultation responses suggest that undersupply should be calculated using completion 

data pre-2010. Advice in the NPPG suggests that the approach to identifying a record of 

persistent under delivery of housing involves questions of judgment for the decision maker in 

order to determine whether or not a particular degree of under delivery of housing triggers the 

requirement to bring forward an additional supply of housing. It further states that the assessment 

of a local delivery record is likely to be more robust if a longer term view is taken, since this is 

likely to take account of the peaks and troughs of the housing market cycle. This has certainly 

been the case in Cheshire East, where despite low housing completion rates during the period 

2010-2014, the performance of the former 3  authorities resulted in a modest net oversupply (i.e. 

34 dwellings) when set against Regional Spatial Strategy targets (i.e. 1150 dwellings per annum) 

during the period 2003-2010. Hence, it is the Council’s view that, due to the peaks and troughs in 

the local housing market cycle, there is no evidence to support these consultation responses in 

respect of the approach that is being adopted to housing land supply in the Local Plan Strategy. 

3.25 Copies of recent appeal decisions in relation to 5-year supply in Cheshire East are available via 

the web links outlined below, but it should be stressed that a clear distinction must be drawn 

between 5-year supply calculations for the purposes of S.78 appeals and the formulation of a 

Housing Trajectory in a Local Plan. Whilst there is some relationship in the calculations, 

particularly the base data in respect of completions and commitments, different parameters apply. 

For example, the annual housing requirements are different and perhaps more importantly, 

supply excludes many sites that the Local Plan Strategy (once adopted) is programmed to 

deliver, such as sites proposed to be removed from the Green Belt and those that will be released 

via committed infrastructure improvements. It is important to highlight this distinction in 

addressing both the 5-year supply calculations and the Housing Trajectory in Appendix E of the 

Local Plan Strategy. As outlined earlier, these will be revised in the light of the 2014 SHLAA prior 

to Examination.  

3.26 It should also be noted that the two most recent decisions reach different and contrasting 

conclusions on key issues such as the housing requirement, the Buffer and use of Windfalls. 

Perhaps with this variation in mind, the Planning minister has asked that the next called in appeal 

pays particular attention to housing supply. His letter can be found here: 

 https://www.gov.uk/government/publications/letter-from-nick-boles-housing-land-supply-in-

cheshire-east 

3.27 The main recent appeal decisions are: 

 Land off Abbey Road and Middlewich Road, Sandbach (Abbeyfields) – Ref 2141564 

 

Case - 

http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2141564&coid=2172 

https://www.gov.uk/government/publications/letter-from-nick-boles-housing-land-supply-in-cheshire-east
https://www.gov.uk/government/publications/letter-from-nick-boles-housing-land-supply-in-cheshire-east
http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2141564&coid=2172
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Decision - 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.58

96743  

 Land north of Congleton Road, Sandbach – Ref 2189733 

Case - 

http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2189733&coid=2173089 

Decision - 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.58

94858  

 Land off Sandbach Road North, Alsager – Ref 2195201 -  

Case - 

http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2195201&coid=83457 

Decision removed pending court decision.  

 Hassall Road, Alsager – Ref 2188001 

Case - 

http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2188001&coid=2163361  

Decision - 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.60

80342  

 Elworth Hall Farm, Dean Close, Sandbach – Ref 2196044 -  

Case - 

http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2196044&coid=33352 

Decision - 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.64

65985 

 Land off Dunnocksfold Road, Alsager, Cheshire ST7 2TW - Ref 2198461 

Decision- 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.67

60391 

 

 

 

http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.5896743
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.5896743
http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2189733&coid=2173089
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.5894858
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.5894858
http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2195201&coid=83457
http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2188001&coid=2163361
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6080342
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6080342
http://www.pcs.planningportal.gov.uk/pcsportal/ViewCase.asp?caseid=2196044&coid=33352
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6465985
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6465985
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6760391
http://www.pcs.planningportal.gov.uk/pcsportal/ObjectContent.asp?objaddr=COO.2036.300.12.6760391
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Section 4: Question 1a (vi) - Objective assessment of housing needs and 

employment provision continued: 

By selecting a “medium growth” strategy averaging at 1,350 dwellings/year, this would not meet the 
forecast increase in households based on the 2008 household projections, and would provide an 
increase of only 13,900 jobs, well short of the aim of providing 20,000 new jobs in the longer term.  
Moreover, it would not fully meet the need for affordable housing, estimated at 1,401 units/year; based 
on a 30% provision level, the Plan would provide between 360-450 affordable units/yr, a shortfall of 
around 1,000 units/yr.  It would be helpful if the Council could clarify the position on these matters, 
including the relationship of housing provision to the employment strategy, and the implications of not 
fully meeting affordable housing needs and ways of providing affordable housing other than as a 
proportion of market housing. 

 

Council’s Response 

The Relationship of Housing to The Employment strategy. 

4.1 The aim of the plan is to meet not only objectively assessed need, but also to provide sufficient 

homes to support the proposed employment growth of 13,900 new jobs over the plan period. 

Assumptions over employment growth, unemployment and economic activity have been integral 

to the Forecasting work carried out to set OAN and the housing requirement. 

4.2 The plan and its evidence base recognizes the fundamental connection between housing and 

economic growth – and that the two must be addressed in tandem. This is considered in more 

detail in response to Question 1a (i & ii) and within section 5 of the attached Housing Paper. 

The Delivery of Affordable Housing 

4.3 Paragraph 15 of the PPG acknowledges that establishing future need for housing is not an exact 

science and that no single approach will provide a definitive answer. The Council’s approach in 

this respect has been to use forecasting modelling, based on the latest population and household 

projections, to provide a framework for establishing both the level of housing need and an 

appropriate housing requirement figure for the Plan.  

4.4 The SHMA and SHMA Update (Examination Documents BE001 & BE002 respectively) sits 

alongside this work and provides more detail on the potential nature of this need, such as the 

likely requirements for different housing types and tenures including affordable housing. This has 

been an important factor influencing the uplift from the baseline 845 per annum housing need 

figure identified in the modelling, as detailed in the methodology diagram in the accompanying 

Objectively Assessed Needs paper (please refer to Annex 1 of this document).  

4.5 The SHMA was intended to inform both planning policy and housing strategy. Accordingly it 

needs to be interpreted correctly for the very specific purpose of setting objectively assessed 

need. The SHMA  concluded that there was a requirement for some 1,401 affordable homes per 

year (net) during the period 2013/14 to 2017/18. However of this only around 462 homes is 

required to meet priority need.  

4.6 Some 2309 households of the gross need (or around 19%) falls within the ‘Homeless households 

or with insecure tenure’ category, which represents priority need requiring an associated increase 

in the housing stock.  In all the other categories the households in need are already living in a 

property which forms part of the existing housing stock.  In these instances, a different or 

improved home is required to satisfy the housing need.  This can largely be provided through a 
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range of interventions around investment and better management of the housing stock.  It does 

not mean that there is a need to build new dwellings to satisfy this need i.e. it may be considered 

an aspirational rather than priority need. The Council has been successful in delivering a range of 

interventions, further details of which are provided below in the remainder of this section. 

4.7 In recognition of the affordability and related issues, the Council’s figure for OAN is uplifted from a 

baseline of 845pa to 1180 pa. This provides a headroom over and above the need figure derived 

from demographic modelling. Households in housing need are not “additional” to the population at 

large and so are encompassed within the forecast model along with other residents. 

Consequently the Council’s assessment provides additional scope to take account of affordability 

needs. 

4.8 When the next step is taken to address the housing requirement, the policy of planned growth will 

enable additional affordable homes to be provided in line with Plan policy. Furthermore to provide 

flexibility the Council is also proposing the allocation of land20 that will deliver a higher level of 

dwellings than the proposed housing requirement (i.e. 29050 rather 27,500). 

4.9 In terms of the homes available in 2030, the vast majority have already been built – and a 

proportion are several decades old. The Plan makes suitable provision for meeting the most 

important components of need both within the assessment of OAN and via Planning Policy [Policy 

SC5]. However the planning system alone will not address the complete range of identified 

housing issues nor do everything that is necessary to accompany a successful economy. 

Fortunately in this regard, the council has a track record of interventions and initiatives which 

demonstrate a holistic approach to housing, over and above what can be achieved via planning 

policy. 

Past Patterns of Delivery 

4.10 Historical records indicate that on average, about 280 affordable dwellings have been delivered 

over the 5 years 2009/10 – 2013/14, but in 2014/15, the final year of HCA funding, it is forecast 

that over 600 affordable units will be delivered. Indeed, in 2013/14, there were planning 

commitments for 828 affordable housing units from a variety of sources, comprising sites under 

construction and full/outline permissions. A breakdown of these commitments and completions 

are shown in table 6.2 and clearly demonstrate that over the last 5 years, less than 20% of 

affordable housing supply has been delivered via the S106 (planning gain) route:- 

Table 6.2 – Affordable Housing Delivery in Cheshire East 2009 - 2014 
 

Year Affordable Homes 
Delivered 

Number  as a result of 
Planning Gain 

% as a result of 
Planning gain 

    

2009/10 444 31 7% 

2010/11 290 22 7.5% 

2011/12 247 67 27% 

2012/13 229 23 10% 

2013/14 199 123 62% 

TOTAL 1409 266 18.9% 

 

                                                           

20
 Appendix A – Local Plan Strategy Submission Version 
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4.11 Therefore whilst housing provided as part of the planning system remains an important 

component of supply of affordable homes, it is by no means as significant as might be first 

imagined.  

4.12 Whilst to some extent the years of recession have suppressed delivery, equally the period of 

austerity has also limited construction via other publically funded sources. Overall therefore 

affordable housing delivered through the planning system has remained a minority of total 

provided. This therefore underlines the vital role played by other initiatives in securing affordable 

housing on the ground and improving the stock overall. 

Future Affordable Housing & Housing Delivery 

4.13 The Local Plan creates a vision for the future which is to deliver jobs-led growth and sustainable 

vibrant communities.  Affordable housing in Cheshire East plays an important role in realising this 

ambition.   Affordable housing creates balanced, sustainable communities whilst driving superior 

health and well-being for modest-income households.  Moreover, it provides the vital impetus for 

economic activity and aspiration.  As such affordable housing remains a vital component of the 

Local Plan Strategy.  

4.14 However, Cheshire East recognises that the planning system alone will not address all identified 

housing issues and broader Local Authority intervention is also required. The main housing 

initiatives used by the Council to better manage and increase affordable housing supply have 

included council land disposal, reducing empty homes, adapting existing housing to better meet 

needs, improving energy affordability and efficiency of the existing housing stock, and a range of 

other measures to improve the quality of the existing housing stock. Fuller details are provided 

below and in table 6.3 below and in Annex 7. 

Table 6.3 Housing Initiatives   

Cheshire East 
Land Disposal 

Cheshire East Council took the decision in 2011 to dispose of a 
number of its own sites for the provision of affordable housing. A 
decision was made to split the disposals into phases and to trial a 
variety of disposal methods. The first four sites were taken through a 
pilot OJEU procurement exercise to establish whether this was the 
best route for disposal and whether financial objectives and social 
return could be secured from the programme. The sites were offered 
on a long lease of 125 years on the basis of an annual income for the 
Council. Development of all 4 sites was awarded to housing 
associations. 3 of the sites are due to complete between March and 
May 2014 and will deliver 36 either new or refurbished homes as 
affordable housing. The fourth site will complete by the end of March 
2015 and will deliver a further 19 new affordable homes. In addition 
the Council now has an annual revenue income from these sites for 
the next 125 years. 

Empty Homes  Cheshire East has made significant progress in reducing the level of 

long term empty homes, achieving net reduction of 1,236 long term 

empty homes since 2010.  

1.18% of the housing stock in Cheshire East was long term empty at 
7 October 2013 (the date at which New Homes Bonus was 
calculated). Current Council Tax records indicate that there are 1,968 
properties that have been unoccupied for 6 months or more, of which 
719 were subject to the Empty Homes Premium.   
Collaborative working with Local Authorities and registered housing 
providers has been initiated to tackle long term empty homes across 
the sub-region. Outputs from this work will include an empty homes 
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toolkit to empower partners to utilise the tools and resources 
available; assessment of the level of resources needed to tackle long 
term empty homes; and development of a management scheme 
enabling private owners to access high quality housing management 
and increase access to affordable housing.  
The Strategic Housing service includes 2 staff (1.84FTE) dedicated to 
liaison with owners of empty homes. Their priorities are to support 
owners who approach us for assistance, resolve issues where empty 
homes are causing problems in local neighbourhoods (such as 
unsightly properties or attracting anti social behaviour), and target 
priority groups of empty homes, including those subject to the Empty 
Homes Premium. Officers also facilitate contact between parties 
seeking to purchase an empty property and its owner.  
 

Adaptations Adaptations are an effective and efficient way to enable care and 
support to be delivered at home, and to reduce the amount of care 
needed at home. The purpose of an adaptation is to modify the home 
environment in order to restore or enable independent living, privacy, 
confidence and dignity for individuals and their families. Home 
adaptations can reduce the need for complex home care packages or 
a move to institutional care, and reduce the need for purpose-built 
adapted accommodation or the need for disabled people to move to 
alternative accommodation. 
Cheshire East is committed to investing in adaptations and has a 
budget of £1.2 million in 2014/15. 

Affordable Energy A £71,000 grant enabled us to carry out a collective switching 

campaign in 2012/13. Collective switching is a simple premise: using 

greater buying power to negotiate a better deal for consumers. The 

campaign was successful in that 4,054 residents registered their 

interest, of which at least 54% were classed as vulnerable, but was 

less successful in the number of people who switched energy 

providers as a result: the final saving achieved for the 301 Cheshire 

East residents that switched was £37,926. We are aware that the 

exercise stimulated some consumers into switching providers or 

tariffs outside of the scheme, although we are unable to quantify this. 

Energy Efficiency 
in the Housing 
Stock 

Insulation grants - Until December 2012 there were a range of 

Government and energy supplier grants available for householders. 

Between 2009 and 2012, where people were unable to access fully 

funded insulation, over 3,000 households were supported by the 

Council with ‘cash back’ grants to offset the cost.   

Loans & grants - Through the Private Sector Housing Financial 

Assistance Policy, the Council offers loans to low income 

homeowners to carry out essential repairs, including heating and hot 

water. The Council also provides small grants for emergency repairs. 

Since 2009, we have spent £429,000 on thermal improvements for 

147 households. The Care & Repair service also assists people to 

access charitable funds; in 2012/13 they assisted 23 households to 

access other grants. 

DECC Green Deal Project - A £197,500 grant enabled us to launch 

the Green Deal in Cheshire East in 2012/13, with a 3-month project to 

raise awareness, showcase energy improvements and carry out 239 
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Green Deal assessments. 

Save Energy Advice Line - We have commissioned an energy 

advice line for Cheshire East residents. The service is operated by 

Energy Projects Plus, and offers advice on a wide range of issues, 

including technical advice, funding and energy switching. 149 

Cheshire East residents used the service in the first 4 months. 

Improvements to 
Quality of Existing 
Housing Stock 

Our Stock Condition Survey established that 72.4% of the private 

housing stock in Cheshire East meets the decent homes standard 

(compared to 65.6% in England). This means that a greater 

proportion of the existing housing stock is in a good condition – and 

therefore better able to meet current and future housing needs. 

 
Since 2009, we have invested over £1,1million in vulnerable 

households’ homes through affordable loans, to bring them up to a 

decent standard, and grant aid of £420,000.  Home improvement 

agencies form a key part of our strategy to support vulnerable 

homeowners to improve, maintain and repair their homes. Over 9,200 

older people have received housing related information, advice and 

support, enabling them to maintain their independence. The 

introduction of Cheshire homechoice has led to a decrease in the 

length of void social housing properties across the whole of the 

Borough. For one housing provider, there has been a reduction from 

an average of 56 void days down to 39. 
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Section 5: Question 1a (vii) - Objective assessment of housing needs and 

employment provision continued: 

Policy PG1 includes a phased delivery of housing over 5-year periods of the Plan.  The Inspector notes 
the reasons for this element of the policy, but these have been strongly criticised by housebuilders and 
others, and so it would be helpful to have some further justification for the phasing element of the 
policy, including responding to the points made by consultees. 

 

Council’s Response 

Phasing  

5.1 The rationale for introducing a phasing regime is contained in paragraphs 2.17 to 2.21 of the 

Local Plan Strategy Population Projections and Forecasts Background Paper (2014) 

(Examination Document SD019). These factors are shown below:  

Table 5.1: Rationale for Phasing Regime 

Factor Commentary  

Green Belt Release:   With adoption not anticipated until late 2014/early 2015. There will therefore be no 

Green Belt release until the second 5-year phase (i.e. 2015 - 2020) and allowing for 

development lead-in times, strategic sites around Macclesfield, Handforth, Wilmslow, 

Knutsford and Radway Green will not be fully delivered until later phases.   

Infrastructure Employment sites at Basford, Congleton, Alsager and Middlewich are dependent upon 

highway infrastructure, such as the Congleton Link Road, Crewe Green Link Road, 

Middlewich By-Pass, A6 to Manchester Airport Relief Road and improvements to J15 

and J16 of the M6; these are programmed to come on-stream during the later phases 

of the plan period.  

Economic recovery Even by the first quarter of 2014, the UK economy was (in terms of GDP) still below its 

pre-recession (2008) peak
21

, and average earnings have stagnated in many sectors, 

evidenced by the slow take-up of employment and housing land allocations in 

currently adopted local plans. The second 5-year phase (2015 - 2020) should however 

coincide with the economic recovery that is anticipated both by the Council and by 

national forecasters, with the full effects being evident post-2020. 

 

5.2 Whilst the combination of economic and demographic factors points to an housing requirement 

averaging 1,350 homes per annum over the plan period, the economic growth envisaged will 

ramp up over time. In order to address this gearing-up scenario, the Council have sought to meet 

the housing requirement of a minimum of 27,500 new dwellings over the whole of the plan period, 

phasing delivery by ‘stepping up’ housing supply from 

 a minimum of 1,200 dwellings per year during the earliest phase (2010 - 2015) 

                                                           

21
 Gross Domestic Product Preliminary Estimate, Q1 2014, ONS Statistical Bulletin, 29 April 2014. 
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 a minimum of 1,300  dwellings per year during the second phase (2015 - 2020) 

 a minimum of 1,400 dwellings per year during the third phase (2020 - 2025).  

 to a minimum of 1,500 dwellings per year during the final phase (2025 - 2030).  

5.3 This will have the effect of always meeting the core demographic requirements whilst providing 

for an average of at least 1,350 dwellings per year over the whole of the plan period (2010 – 

2030).  

5.4 If a phased approach is not followed, then there will be the potential for a mismatch between the 

provision of housing and the economic uplift which it is designed to support. This undermines the 

principle of sustainable development that underpins the plan and could result in enhanced levels 

of out commuting. Furthermore, the concerns expressed from adjacent conurbations about the 

scale of growth in Cheshire East, underlines the need to keep in balance the policy led growth of 

economy and housing.  

5.5 There is a need to resolve under-performance during the first phase of the plan period (2010 – 

2015), even against the baseline of 1,200 dwellings per annum. The Housing Trajectory included 

in the 2014 Strategic Housing Land Availability Assessment (SHLAA) fully addresses this issue, 

allowing for a ‘smoothing out’ of housing delivery, significantly boosting supply during the next 5-

year phase (2015 - 2020) in accordance with advice in the NPPF, whilst at the same time 

maintaining a 5-year housing land supply. Applying the ‘Liverpool’ method to the residual housing 

land supply will also ensure that under-performance during the early phases of the plan period 

are reconciled in meeting the full, objectively assessed need over the remainder of the plan 

period. 

Table 5.2: Council Response to Consultation Comments 

Consultation Comments Council Response  

Phased delivery rates are just 

protecting the Council’s 5-year 

supply position 

The rationale for phasing housing delivery rates is not to constrain supply, but to 

provide policy uplift in the delivery of housing that matches a planned escalation 

in economic growth. The Plan always provides for the minimum requirement of 

1,180 dwellings per year as evidenced by the calculation of objectively assessed 

need. This will meet the NPPF objective to boost the supply of housing over the 

plan period whilst at the same time acknowledging that policy uplift in housing 

needs to be phased to accord with Green Belt release, infrastructure delivery and 

economic recovery 

Phasing regime will perpetuate 

historic delivery problems, thus 

exacerbating the growing 

affordability problems in the 

local housing market 

There are currently about 167,000 homes in Cheshire East and the backlog, up 

to 31
st
 December, 2013 was only 2,350 homes. This represents a shortfall of only 

about 1.5% of the overall available housing stock; hence the impact on 

affordability in the housing market is considered to be negligible in the short term. 
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Section 6: Question 1a (viii) – Objective assessment of housing needs and 

employment provision continued: 

Policy PG1 makes provision for 500 dwellings to meet some of the housing needs of High Peak District.  
Details of how, when and where this provision would be made, including site allocation(s), would be 
helpful. 

 

Council’s Response 

6.1 Paragraph 8.20 of the Local Plan Strategy (Examination Document SD001) explains that the 500 

dwelling High Peak contribution will be met in the second half of the Plan period i.e. 2020 to 2030. 

This is a modest amount in comparison to the Cheshire East housing requirement. The 500 

dwelling quantum can be accommodated within the overall provision of housing land proposed in 

the Local Plan given that this sufficiently exceeds the requirement figure derived for Cheshire 

East alone. 

6.2 In terms of the housing requirement for the Plan the 500 dwellings figure has been added to the 

Cheshire East derived requirement of 27,000 dwellings to give an overall target of 27,500. The 

resultant effect is that the 500 dwellings are subsumed within the overall total requirement with 

the assumed average of 50 dwellings per year to be added to each of the post 2020 annual 

targets. This makes the 2020/21 to 2024/25 annual targets of the Plan as a whole equal to 1450 

dwellings and the 2025/26 to 2029/30 targets 1550 dwellings per annum. 

6.3 The ‘absorption’ of the High Peak contribution in this way is an approach that replicates previous 

plan making practice in Regional Spatial Strategies and Structure Plans. In such plans the scale 

of housing requirement redistributions between Local Plan areas was subsumed within individual 

local authority targets.  

6.4 Given the integration of the High Peak figure with the Plan’s overall housing requirement it is not 

necessary or appropriate to identify specifically where the 500 dwelling contribution will be found 

on the ground. There are numerous housing sites proposed across the Plan area that collectively 

can meet this contribution, a proportion of which are in the north and east of the Borough. These 

are sustainably located at the larger settlements. Closer to High Peak nearly the entire north 

eastern boundary of the Plan area abuts the Peak District National Park and the immediately 

adjoining land is within the Peak Park Fringe Policy (SE 15) area, most of this is also open 

countryside in the Green Belt so is unsuitable to allocate for housing development. 

6.5 Aside from this to identify particular sites specifically reserved for the High Peak contribution 

would be problematic. No particular sites are necessarily better than others in relation to meeting 

the contribution. Similarly the sequence sites actually come forward will inevitably vary from that 

predicted. Most of the sites indentified in the Plan are also large so attributing in advance small 

parts of these per year to fulfil the contribution would be a wholly artificial exercise. Similarly 

recording the connections new house occupiers may have with High Peak so as to attribute 

completions to the contribution would be similarly convoluted. Such difficulties only go to confirm 

that any attempt at site specific apportionment would be the wrong approach. 
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Section 7: Question 1a (ix) - Objective assessment of housing needs and 

employment provision continued: 

The Strategic Housing Land Availability Assessment22 identifies a healthy potential housing land supply 
(almost 50,000 dwellings), which is far in excess of that needed to fully meet the proposed level of 
housing provision.  It would be helpful to have further clarification about why a higher level of housing 
provision is not being proposed in these circumstances.  

 

Council’s Response 

7.1 Whilst it is acknowledged that the 2013 SHLAA (Examination Document BE005) identified a large 

supply of potential housing land, it should be noted that many of the sites are considered 

unsuitable or undeliverable within the context of the revised policy framework established by the 

Local Plan Strategy (Examination Document SD001). 

7.2 Paragraph Reference 3-019-20140306 of the PPG advises that ‘in assessing the suitability of 

sites or broad locations for development, local planning authorities should be guided by: 

 The development plan, emerging plan policy and national policy; 

 Market and industry requirements in that housing market or functional economic market 

area’. 

7.3 When assessing the sites against the adopted development plan, the PPG  outlines that ‘plan 

makers should take account of how up to date the plan policies are and consider the 

appropriateness of identified constraints on sites/broad location and whether such constraints 

may be overcome’. Hence, whilst sites in existing development plans or with planning permission 

would generally be considered suitable for development, it may be necessary to assess whether 

circumstances have changed which would alter their suitability. For example, this might include a 

re-appraisal of the suitability of previously allocated land and the potential to designate allocated 

land for different or a wider range of uses.  This should be informed by a range of factors 

including the suitability of the land for different uses and by market signals, which will be useful in 

identifying the most appropriate use. 

7.4 In addition to the above considerations, the PPG advises that ‘the following factors should be 

considered to assess a site’s suitability for development now or in the future: 

 physical limitations or problems such as access, infrastructure, ground  conditions, flood risk, 

hazardous risks, pollution or contamination; 

 potential impacts including the effect upon landscapes, including landscape features, nature  

and heritage conservation; 

 appropriateness and likely market attractiveness for the type of development proposed; 

 contribution to regeneration priority areas; and 

                                                           

22  Examination document BE005 
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 environmental/amenity impacts experienced by would be occupiers and neighbouring 

areas’. 

7.5 As much of the potential housing supply of 50,000 was identified at an earlier stage of the plan-

making process, many potential housing sites would require a policy change within the framework 

afforded by the proposed Local Plan Strategy as now submitted. Hence, the potential supply must 

be tempered by the policy objectives set out in the Local Plan Strategy in relation to a range of 

factors such as agricultural land quality, transport, countryside, air quality, the settlement 

hierarchy, ecological considerations and perhaps most significantly, Green Belt. 

7.6 Clearly, the SHLAA does not allocate sites, but identifies sites which have potential for housing 

development. The plan-making process then refines this data by selecting the most suitable sites 

for housing in the light of planning considerations. Unsurprisingly, a large number of possible sites 

were put forward by landowners and developers for consideration, given the strong housing 

market in Cheshire East. However, an ample supply of potential land is not of itself a reason for 

its release; that has to be related to actual development requirements derived from the objective 

assessment of needs. 

7.7 It should also be noted that a significant part of the total potential supply, in excess of 18,000 

dwellings, would require a policy change to release more land from the Green Belt, which must be 

predicated upon there being exceptional circumstances for doing so. In preparing the Local Plan 

Strategy, the Council has sought to appropriately balance the release of some land from the 

Green Belt to achieve a sustainable distribution of new development and to provide for housing 

(and employment) needs on suitable, deliverable sites in sustainable locations outside the Green 

Belt. 

7.8 Early indications from revisions to the SHLAA (base date of 31st March 2014) suggest that the 

quantum of ‘suitable’ and ‘deliverable’ housing land will be closer to 25,000 new dwellings rather 

than the 50,000 new dwellings outlined in the 2013 SHLAA. This more closely reflects the 

residual requirement for new housing during the remainder of the plan period to 2030 as set out in 

the Local Plan Strategy. A higher level of housing provision is unnecessary and would undermine 

the appropriately established policy framework in the Local Plan Strategy and run counter to the 

achievement of sustainable development. 
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Section 8: Question 1a (x) - Objective assessment of housing needs and 

employment provision continued: 

Several developers, landowners and housebuilders strongly challenge the Council’s assessment of 
housing need.  These alternative assessments suggest provision levels from 27,000 up to 32,000, 
36,000, 41,000 and over 47,000 dwellings; some local people/organisations suggest lower levels of 
provision of 20,000-21,000 dwellings.  Some of the criticisms include the assumptions made on 
migration, household formation rates, housing demand and market signals, economic growth and 
activity rates, provision of new jobs and need for affordable housing.  It would be helpful to have the 
Council’s response to these criticisms of the Council’s own assessment of housing needs, as well as 
the alternative assessments of housing need, including the methodology and assumptions used.  
Reference is also made to discussions with neighbouring local authorities about cross-boundary 
housing issues; clarification is needed about whether there are any currently identified unmet needs 
from neighbouring areas which could be accommodated within Cheshire East. 

 

Council’s Response 

8.1 Reference to the response to those critisms of the Council’s own assessment of housing need are 

provided in the accompanying Objectively Assessed Needs Paper (specific reference to chapter 

4, 5 and 9). The Council has set out its response to clarifying the assessment of housing needs, 

as well as the alternative assessments of housing need, including the methodology and 

assumptions used, in earlier answers to the Inspector’s comments. These include the 

assumptions made on migration, household formation rates, unemployment, commuting and 

economic activity rates.   

8.2 Reference is also made to discussions with neighbouring local authorities about cross-boundary 

housing issues; clarification is needed about whether there are any currently identified unmet 

needs from neighbouring areas which could be accommodated within Cheshire East. 

8.3 As set out above the SHMA (Examination Document BE001) define the housing market areas 

that apply to Cheshire East. As within any market area the boundaries are not entirely hard and 

fast – and there are inevitably certain areas of overlap and cross over with adjoining localities. 

However the Council is satisfied that there are sufficient distinctions with adjacent areas to justify 

the current delineation. 

8.4 Under the Duty to Co-operate, the Council has held regular discussions with Neighbouring 

Councils. These are set out in the DTC paper (Examination Document SD013).  Housing 

inevitably formed part of the cross boundary dialogue – with two particular dimensions. Firstly the 

Council sought to establish whether any adjoining local authority area could accommodate some 

of the identified housing need arising from Cheshire East. This was especially so, given that in the 

earlier stages of the plan, authorities in Staffordshire (notably Newcastle & Stoke) and in Greater 

Manchester (principally Stockport) expressed misgivings over the scale of development proposed 

within Cheshire East. 

8.5 In the event in became clear that none of the neighbouring council’s felt able to take any 

additional housing – although Stoke signalled a willingness to review the position later in the plan 

period. Consequently the Council intends meeting all of its housing needs within the Borough 

itself. 

8.6 By the same token, the question was also posed the opposite way – in terms of the ability and 

capacity to meet other areas housing requirements. This prompted a request from High Peak 
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Borough to meet some of that district’s needs. It is understood that a similar request went to all 

adjoin areas and not just Cheshire East.  The plans for meeting this housing need is set out 

further in section 8. Aside from High Peak, no other adjacent Council has requested assistance in 

meeting their conventional housing need. 

8.7 With regards to Gypsies and Travellers accommodation, the Council has undertaken a joint 

needs assessment with Cheshire West and Warrington; however each local authority is expected 

to meet its own requirements. Stockport has a recognised need for Gypsy and Traveller 

accommodation but has struggled to identify a suitable site. As part of the memorandum of 

understanding between the two Councils, Cheshire East will factor this issue into its own site 

search; to be undertaken as part of the site allocations process. 
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Section 9: Question 1b – Settlement Hierarchy 

Policy PG2 establishes the Settlement Hierarchy.  The Settlement Hierarchy Study23 seems to provide 
the main justification and methodology for establishing the settlement hierarchy and the position of the 
various settlements within the hierarchy.  Several consultees have questioned the inclusion or exclusion 
of various settlements within the hierarchy.  It would be helpful if the Council could provide some further 
information about the selection of the various settlements within the hierarchy, including the reasons for 
selecting and rejecting them, and whether the information about the determining factors (including 
services and facilities) remains accurate. 

 

Council’s Response 

9.1 Cheshire East is a polycentric place with two main towns; Crewe in the south and Macclesfield in 

the north. There are nine predominantly freestanding smaller towns; four of these are in the north 

of the Borough which, like Macclesfield, is inset from the Green Belt. There are 10 Town 

Councils, 97 Parish Councils, 6 Parish Meetings and 1 unparished area in the Borough 

highlighting a vast difference in size and profile of settlements in the Plan area. 

9.2 A core planning principle contained in the National Planning Policy Framework is that planning 

should ‘take account of the different roles and characters of different areas, promoting the vitality 

of our main urban areas, protecting the Green Belts around them, recognising the intrinsic 

character and beauty of the countryside and supporting the thriving rural communities within it’ 

(Paragraph 17, NPPF). 

9.3 Generally speaking different sized settlements perform different functions. The largest 

settlements typically have the greatest range of services and experience large daily flows of 

people to access services and employment. A hierarchy of settlements is therefore the natural 

order of how places perform roles and how these roles interact. 

9.4 To assist the Plan making process in November 2010; a background paper entitled ‘Determining 

the Settlement Hierarchy’ (Examination Document BE046) was prepared. This report set out the 

reasoning, context, structure and overall definition for a settlement hierarchy for the Borough. The 

Determining the Settlement Hierarchy paper formed a key part of the evidence base and has 

been used as a building block for the structure and definition of Policy PG 2 (Settlement 

Hierarchy) contained within the Local Plan Strategy (Examination Document SD001). 

9.5 At the time of preparing the Determining the Settlement Hierarchy paper in 2010; the Regional 

Spatial Strategy (RSS) proposed that development be tiered in a hierarchy of places consisting of 

towns of regional significance (the Principal Towns of Crewe and Macclesfield), Key Service 

Centres, Local Service Centres and Other Settlements and Rural Areas (Paragraphs 3.1 – 3.3 of 

Examination Document BE046). 

9.6 The Regional Spatial Strategy was revoked in May 2013; however, the Council has adapted the 

settlement hierarchy approach and terminology for the purposes of Plan making within a Cheshire 

East context to meet its needs in the most sustainable way. 

                                                           

23
  Examination document BE046: Determining the Settlement Hierarchy 
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9.7 From a future planning point of view the existing scale, service availability and spatial location of 

settlements is a pertinent consideration in accommodating new development in a sustainable 

manner. The evidence on the existing functional characteristics of settlements in the Plan area 

set out in the Determining the Settlement Hierarchy paper brings together the factors that were 

taken into account in categorising these places. However this is not a static situation. Settlements 

naturally evolve over time according to local and wider national trends; the rationalisation of the 

post office network is a good example of the latter.  

9.8 To that end the settlement hierarchy has been subject to testing during a number of consultation 

stages through various iterations of the Local Plan Strategy including Core Strategy Issues and 

Options (Examination Document BE054), Development Strategy and Emerging Policy Principles 

(Examination Document BE100), Pre-Submission Core Strategy (Examination Document BE106) 

and Local Plan Strategy Submission document (Examination Document SD001). 

9.9 The Determining the Settlement Hierarchy paper undertook a three stage approach as set out in 

paragraphs 4.2 – 4.8 of the Determining the Settlement Hierarchy Paper with conclusions and 

final designations of the Settlement Hierarchy set out in Paragraphs 7.1 to 7.6 and table 7.1 of the 

Determining the Settlement Hierarchy Paper (Examination Document BE046).  

9.10 A total of 14 of the 24 candidate settlements in the Settlement Hierarchy were consistently 

identified through the determining factors as being appropriate to their place in the hierarchy 

(Paragraph 7.2 of Examination Document BE046). Of the remaining 10 settlements, 7 have been 

positioned based on the majority position of determining factors. The Determining the Settlement 

Hierarchy Paper identified the following settlements whereas further comment was made 

(Paragraph 7.4 of the Examination Document BE046):  

 Alsager and Poynton – Identified as Key Service Centres for every determining factor except 

the employment role; where they were classed as Local Service Centres. The Local Plan 

Strategy has sought to strengthen Alsager’s employment role. Poynton does have a 

concentration of employment opportunities in the south of the town at the Poynton and 

Adlington Industrial estates. The Site Allocations and Development Policies document will 

allocate further employment land around Poynton (Paragraphs 15.337-15.340 of the Local 

Plan Strategy, Examination Document SD001). 

 Handforth – identified as a Key Service Centre except for its population role. However, this 

was only marginally below the limit identified for Key Service Centre classification. The 

settlement performed as a Key Service Centre in other categories (Paragraph 7.4 of 

Examination Document BE046) and so is designated as such in Policy PG2 (Settlement 

Hierarchy of the Local Plan Strategy (Examination Document SD001). 

 Middlewich – Identified as a Key Service Centre in all analysed factors except its sustainable 

transport role. The Local Plan Strategy identifies in Policy CO1 (Examination Document 

SD001) support for the re-opening of the Sandbach to Northwich railway line to passengers 

including the opening of a station at Middlewich (point 4 i.b) of policy CO1 of the Local Plan 

Strategy (Examination Document SD001). This will enable Middlewich to offer greater 

sustainable transport options, in keeping with its Key Service Centre designation. 

 Bollington, Prestbury and Wrenbury – identified as Local Service Centres in all analysed 

factors except the community facilitates role, where they are classed as Key Service 

Centres. They are designated as Local Service Centres in Policy PG2. The Local Plan 

Strategy and Site Allocations and Development Policies Development Plan Document will 

seek to retain community facilities in these places (Paragraph 8.34 of the Local Plan 

Strategy Document, Examination Document SD001). 
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9.11 The remaining three candidate settlements produced a mixture of results in the factors used to 

categorise their role and function i.e. Alderley Edge, Disley and Holmes Chapel. The Determining 

the Settlement Hierarchy paper states that on balance all of these settlements currently function 

as Local Service Centres (Paragraph 7.5 of Examination Document BE046) and are designated 

as such in Policy PG2 of the Local Plan Strategy (Examination Document SD001).   

9.12 The Development Strategy and Emerging Policy Principles document (Examination Document 

BE100) included a ‘Sustainable Villages’ category, this tier has been superseded. The 

Sustainable Villages category is not used in the Local Plan Strategy as the terminology used by 

implication that there were differences between villages in terms of their sustainability. Policy PG2 

(Settlement Hierarchy) of the Local Plan Strategy reflects the original terminology used for the 

purposes of drafting the Determining the Settlement Hierarchy Paper (Table 3.1 of Examination 

Document BE046). 

9.13 Policy PG2 (Settlement Hierarchy) of the Local Plan Strategy sets out the policy approach in 

respect Local Service Centres and Other Settlements and Rural Areas.  These areas will be 

considered in more detail at the Site Allocations and Development Policies stage whereby smaller 

sites will be identified and allocated around those settlements (Paragraph 8.34 of the Local Plan 

Strategy Document, Examination Document SD001). 

9.14 Representations received to the Local Plan Strategy have questioned the inclusion / exclusion of 

particular settlements within the Settlement Hierarchy; the Councils summary on their position in 

the Settlement Hierarchy is as follows: 

Congleton – a Key Service Centre in the Local Plan Strategy – proposed by consultees as a 

Principal Town 

9.15 The Determining the Settlement Hierarchy paper considered that on the basis of all of the 

determining factors including population, employment retail etc that Congleton was a Key Service 

Centre (Table 10.1 of Examination Document BE046). 

9.16 The policy approach set out in the Local Plan Strategy alongside the ambitions set out in the 

Cheshire and Warrington Enterprise Partnership Strategic Economic Plan (Para 7.46 (Action 2) 

Examination Document BE 124) will result in future reviews of the settlement hierarchy in 10-15 

years time.  

Alderley Edge – a Local Service Centres in the Local Plan Strategy – proposed by consultees as 

a Key Service Centre 

9.17 The Determining the Settlement Hierarchy paper concludes in paragraph 7.5 (Examination 

Document BE046) that this settlement, on balance, functions as a Local Service Centre for the 

purposes of the Local Plan Strategy.  

9.18 One of the key factors in this judgment relates to the fact that Alderley Edge as a settlement is in 

close proximity to Handforth and Wilmslow and therefore this functional relationship has 

influenced its position in the hierarchy. In addition, Alderley Edge is set within the North Cheshire 

Green Belt. The Green Belt is drawn tightly around existing settlements and there is little room for 

expansion of settlements without excursions into the Green Belt. 

Holmes Chapel – a Local Service Centres in the Local Plan Strategy – proposed by consultees 

as a Key Service Centre 
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9.19 The Determining the Settlement Hierarchy paper concludes in paragraph 7.5 (Examination 

Document BE046) that this settlement, on balance, functions as a Local Service Centre for the 

purposes of the Local Plan Strategy. 

Rode Heath – a ‘other settlement and rural area’ in the LPS – proposed by consultees as a Local 

Service Centre 

9.20 Rode Heath has been excluded from the first three tiers of the settlement hierarchy as part of the 

Stage 1 assessment contained in the Determining the Settlement Hierarchy paper and on the 

basis of the presence of essential services in the settlement (Paragraph 5.5 and Table 5.1 of the 

Examination Document BE046). 

Information on Determining Factors 

9.21 The Determining the Settlement Hierarchy study was undertaken in November 2010 (Examination 

Document BE046) and formed a key building block of the Local Plan. The proposed hierarchy has 

been consulted upon alongside many of the consultation documents associated with the 

development of the Local Plan Strategy.  

9.22 Representations received to the Local Plan Strategy have suggested that the factors that make 

up the Settlement Hierarchy and therefore the conclusions of the Determining the Settlement 

Hierarchy is out of date. 

9.23 The Council considers that its approach to the Settlement Hierarchy has been reasonable and 

logical; building upon the Determining the Settlement Hierarchy (Examination Document BE046) 

paper through layers of further consultation during the development of the Local Plan Strategy. In 

addition, it is considered that no significant changes of a material nature have occurred in the 

Borough that would represent a reconsideration of the settlement hierarchy. This is with the 

exception of Holmes Chapel moving into Key Service Centre criteria based on the retail 

determinant factors (please see table 9.3 below). However, this is not considered to change the 

overall conclusion for this settlement as a Local Service Centre. 

9.24 In order to demonstrate the appropriateness of the Settlement Hierarchy and the factors used to 

determine a settlements position in the overall hierarchy. An update on key factors contained in 

the Determining the Settlement Hierarchy paper is presented in tables 1-5 below which 

demonstrates that the updated data supports the conclusions set out in the Determining the 

Settlement Hierarchy paper and conclusions set out in the Local Plan Strategy. 

9.25 Population: population statistics for the years 2007 and 2012 are presented in Table 9.1 (below). 

It is considered that the population change for the defined settlements since 2007 has not 

resulted in a material change in the conclusions made in the Determining the Settlement 

Hierarchy paper. 

Table 9.1: Population Role in the Determining the Settlement Hierarchy paper 

 Area a) Total Population (% of total population) 

2007 pop estimates  

b)Total Population (% of total population) 

2012 pop estimates 

Cheshire East 360,690 372,100 

Crewe 69,000 (19.1%) 73,400 (19.7%) 

Macclesfield 50,840 (14.1%) 52,500 (14.1%) 

Congleton 26,580 (7.4%) 26,700 (7.2%) 

Wilmslow 22,530 (6.2%) 23,900 (6.4%) 

Sandbach 17,880 (5%) 18,100 (4.9%) 
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Nantwich 17,180 (4.8%) 18,000 (4.8%) 

Middlewich 13,390 (3.7%) 13,700 (3.7%) 

Poynton 13,190 (3.7%) 13,000 (3.5%) 

Knutsford 12,570 (3.5%) 13,300 (3.6%) 

Alsager 12,460 (3.5%) 11,800 (3.2%) 

Bollington 7,370 (2%) 7,600 (2.1%) 

Handforth 6,150 (1.7%) 6,600 (1.8%) 

Holmes Chapel 5,830 (1.6%) 5,600 (1.5%) 

Alderley Edge 5,160 (1.4%) 5,300 (1.4%) 

Haslington 4,800 (1.3%) 4,800 (1.3%) 

Disley 4,310 (1.2%) 4,500 (1.2%) 

Shavington 3,990 (1.1%) 3,800 (1.0%) 

Goostrey 3,770 (1%) 3,900 (1.0%) 

Audlem 3,740 (1%) 4,000 (1.1%) 

Prestbury 3,370 (0.9%) 3,400 (0.9%) 

Mobberley 2,710 (0.8%) 3,100 (0.8%) 

Bunbury 2,140 (0.6%) 2,200 (0.6%) 

Wrenbury 1,860 (0.5%) 2,000 (0.5%) 

Chelford 1,300 (0.4%) 1,200 (0.3%) 

Source Small area population estimates for 2007, 

Research and Policy, Cheshire West and 

Chester on behalf of Cheshire East Council 

NB ONS has since revised the 2007 MYE’s 

based on the 2011 Census 

ONS mid-year population estimates 2012. 

ONS Crown Copyright 2014. ONS 

licensed under the Open Government 

Licence v.1.0. 

 

9.26 Households– Comparative household statistics for the years 2001 and 2011 are presented in 

Table 9.2 (below). It is considered that the Household change since 2001 has not resulted in a 

material change in the conclusions made in the Determining the Settlement Hierarchy Paper. 

Table 9.2: Households Role in the Determining the Settlement Hierarchy Paper 

Area a)Total Number of 

Households (% of total 

households) 2001 Census 

b)Total Number of 

Housesholds (% of total 

population) 2011 Census 

c)Proportionate Households % 

change 

Cheshire East 146,647 159,441  

Crewe 28,136 (19.2%) 30,288 (19.0%) -0.2% 

Macclesfield  21,718 (14.8%) 23,237 (14.6%) -0.2% 

Congleton  10,793 (7.4%) 11,561 (7.3%) -0.1% 

Wilmslow  9,728(6.6%) 10,257 (6.4%) -0.2% 

Nantwich  6,258 (4.3%) 8,130 (5.1%) +0.8% 

Sandbach  7,413 (5.1%) 7,840 (4.9%) -0.3% 

Knutsford  5,621 (3.6%) 5910 (3.7%) +0.1% 

Middlewich  5,139 (3.5%) 5671 (3.6%) +0.1% 

Poynton  5,311 (3.6%) 5,508 (3.5%) -0.1% 

Alsager  5,044 (3.4%) 5183 (3.3%) -0.1% 

Jan
Highlight
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Bollington 3,185 (2.2%) 3437 (2.2%) - 

Handforth  3,003 (2.0%) 3056 (1.9%) -0.1% 

Holmes Chapel  2,291 (1.6%) 2419 (1.5%) -0.1% 

Alderley Edge  2,182 (1.5%) 2408 (1.5%) - 

Haslington  1,825 (1.2%) 1912 (1.2%) - 

Disley 1,870 (1.3%) 1956 (1.2%) -0.1% 

Shavington 1,728 (1.2%) 1757 (1.1%) -0.1% 

Goostrey 1,528 (1%) 1594 (1%) - 

Audlem 1,471 (1%) 1658 (1%) - 

Prestbury 1,371 (0.9%) 1442 (0.9%) - 

Mobberley 1,122 (0.8%) 1324 (0.8%) - 

Bunbury 833 (0.6%) 869 (0.5%) -0.1% 

Wrenbury 716 (0.5%) 810 (0.5%) - 

Chelford 514 (0.4%) 558 (0.3%) -0.1% 

Source 2001 Census, ONS, Crown 

Copyright 

2011 Census, Table 

KS401EW, ONS, Crown 

Copyright 

 

 

9.27 Retail – The number of retail units in 2009 compared to 2013/14 is presented in Table 9.3 below. 

As reflected in Column B the number of retail units in Holmes Chapel would lead to the settlement 

being considered a Key Service Centre on the retail determining factor using the criteria set out in 

the Determining the Settlement Hierarchy Paper. However, this is not considered to change the 

designations included in policy PG2 of the Local Plan Strategy. 

Table 9.3: Number of Retail Units in the Determining the Settlement Hierarchy Paper 

Settlement a) Number of units (2010) b) Number of Units (2013/14) 

Macclesfield 582 585* 

Crewe (including Nantwich Road 

Shopping Designation) 

403 391* 

Congleton 326 312* 

Wilmslow 285 281* 

Sandbach 263 244* 

Nantwich 245 246* 

Knutsford 240 243* 

Alsager 129 117* 

Poynton 120 126* 

Middlewich 100 96* 

Alderley Edge 96 90** 

Handforth 79 79* 

Holmes Chapel 44 53** 

Disley 46 41** 

Bollington 50 29** 

Source 2009 Shopping Surveys, Cheshire 

East Shopping Surveys database 

*2013 Shopping Survey, Cheshire 

East Shopping Surveys database 
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**2014 Shopping Survey, Cheshire 

East Shopping Surveys database 

 

9.28 Employment – employment statistics for the years 2008 and 2012 are presented in Table 9.4 

(below).It is considered that the employment statistics since 2008 has not resulted in a material 

change in the conclusions made in the Determining the Settlement Hierarchy Paper   

Table 9.4: Employment Statistics in the Determining the Settlement Hierarchy Paper 

Area 2008 Employment 2012 Employment 

Cheshire East 164,400 173,500 

Crewe 36,800 (22.4%) 38,100 (22.0%) 

Macclesfield 25,800 (15.7%) 25,900 (14.9%) 

Wilmslow 10,500 (6.4%) 12.400 (7.2%) 

Congleton 9,900 (6.0%) 9,300 (5.4%) 

Knutsford 6,900 (4.2%) 8,400 (4.8%) 

Nantwich 6,700 (4.1%) 7,900 (4.5%) 

Handforth 4,800 (2.9%) 6,700 (3.9%) 

Sandbach 5,300 (3.2%) 6,000 (3.4%) 

Middlewich 4,800 (2.9%) 4,300 (2.5%) 

Poynton 2,900 (1.8%) 3,200 (1.8%) 

Bollington 2,700 (1.6%) 3,100 (1.8%) 

Alderley Edge 2,400 (1.5%) 3,100 (1.8%) 

Alsager 2,800 (1.7%) 2,400 (1.4%) 

Holmes Chapel 2,100 (1.3%) 2,200 (1.3%) 

Prestbury 1,400 (0.9%) 1,400 (0.8%) 

Bunbury 1,500 (0.9%) 1,400 (0.8%) 

Mobberley 1,000 (0.6%) 1,200 (0.7%) 

Disley 1,100 (0.7%) 1,000 (0.6%) 

Goostrey 900 (0.5%) 1,100 (0.6%) 

Audlem 1,300 (0.8%) 1,000 (0.6%) 

Haslington 700 (0.4%) 800 (0.4%) 

Shavington 600 (0.4%) 600 (0.3%) 

Wrenbury 400 (0.2%) 500 (0.3%) 

Chelford 300 (0.2%) 300 (0.2%) 

Source Annual Business Inquiry 2008. ONS 

Crown Copyright (figures exclude self 

employment and farm based 

agriculture) 

Business Register and Employment Survey (BRES) 

2012, ONS, NOMIS. Crown Copyright (workplace 

based statistics including working proprietors as well 

as employees but excludes farm based agriculture). 

 

9.29 Services– Representations received to the Local Plan Strategy have questioned the accuracy of 

Table 2.1 in the Determining the Settlement Hierarchy Paper (Service Provision in Settlements), 

in particular, the settlements of Alderley Edge, Holmes Chapel and Disley. Table 5 presents the 

updated survey data for the presence of particular services in Alderley Edge, Holmes Chapel and 

Disley. Table 9.5 indicates few material changes in service provision for those settlements and 

supports the Council’s contention that the determining factors are still relevant. 
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Table 9.5: Service Provision in Alderley Edge, Holmes Chapel and Disley 

Service / Settlement  Alderley Edge Holmes Chapel Disley 

Bank 4 (5) 2 (4) 1 (1) 

Cinema 0 (0) 0 (0) 0 (0) 

Dentist 4 (3) 1 (1) 2 (2) 

Doctor 1 (1) 1 (1) 1 (1) 

Hospital 0 (0) 0 (0) 0 (0) 

Leisure  0 (0) 1 (1) 0 (0) 

Library 1 (1) 1 (1) 1 (1) 

Pharmacy 1 (1) 1 (1) 1 (1) 

Post Office 1  (1) 1 (1) 1 (1) 

Primary School 1 (2) 2 (2) 1 (1) 

Supermarket 2 (1) 2 (2)* 1 (1) 

Source: 2014 Survey. The figures in brackets represent the figures contained in the Determining the Settlement 

Hierarchy Paper 2010. Figures in bold indicate those areas of change in those settlements  

*permission has been granted for a new supermarket in the town 

 

Summary 

9.30 Policy PG2 of the Local Plan Strategy establishes the Settlement Hierarchy supported by the 

main justification and methodology set out in the Determining the Settlement Hierarchy Paper 

(Examination Document BE046). 

9.31 The Council has demonstrated in its response to Question 1B that the settlement hierarchy is 

logical and based on appropriate reasoning set out in the Determining the Settlement Hierarchy 

Paper and the outcomes of consultation stages on the Local Plan. 

9.32 The Council has undertaken a selective update on a number of the determining factors contained 

within the Determining the Settlement Hierarchy paper to demonstrate that the determining 

factors contained in the Determining the Settlement Hierarchy Paper remain relevant in respect 

the overall conclusions made and designations set out in policy PG2 (Settlement Hierarchy) of the 

Local Plan Strategy (Examination Document SD001). 
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Section 10: Question 1C (i) – Green Belt and Safeguarded Land 

The NPPF (¶ 82-83) confirms that exceptional circumstances are needed to justify altering existing 
Green Belt boundaries and establishing new Green Belts.  The Green Belt Study24 assesses the 
contribution that each parcel of Green Belt land makes to the purposes of the Green Belt and explains 
that the requirements to allocate sufficient land for market and affordable housing and employment 
development to meet identified needs in the north of the area constitute the exceptional circumstances 
to justify altering Green Belt boundaries.  The Inspector understands that the Green Belt Study was not 
undertaken before the site allocations were proposed in earlier versions of the Plan, and it is therefore 
difficult to see how this evidence influenced the release of sites from the Green Belt.  In some cases, it 
is not clear why particular sites were chosen for release from the Green Belt, particularly given the 
conclusions of the Green Belt Study and Sustainability Appraisal.  Further clarification is needed on this 
matter.   

 

Council’s Response 

10.1 The Local Plan Strategy has evolved over various iterations since 2010 and is fully informed by a 

large number of consultation exercises, the extensive evidence base and national policy and 

guidance. A full explanation of the plan’s evolution is provided in section 12 of this document. 

10.2 The Green Belt Assessment (Examination Document BE 012) has two main objectives. These 

are: 

1. To assess whether there are exceptional circumstances that could justify the alteration of the 

existing Green Belt boundary through the preparation of the Local Plan; and 

2. To assess land in the Green Belt against the five purposes of Green Belt to identify areas that 

perform the strongest Green Belt function and those that perform a lesser Green Belt function. 

10.3 In the absence of any national guidance on a Green Belt Assessment methodology, the Cheshire 

East assessment of land largely follows the methodology used in the Tewkesbury, Cheltenham 

and Gloucester Green Belt Assessment produced by AMEC in September 2011, which is widely 

regarded as being a good example of best practice. 

10.4 Chapter 4 of the Green Belt Assessment identifies the exceptional circumstances that justify the 

detailed alteration of Green Belt boundaries. These are the requirement to allocate sufficient land 

for market and affordable housing and employment development, combined with the significant 

adverse consequences for patterns of sustainable development of not doing so. It sets out the 

need for growth in Cheshire East (which is also covered elsewhere in the evidence base) and the 

consequences of not allowing for a reasonable level of development within the Green Belt areas. 

It looks at where the growth could be accommodated and provides a sequential assessment of 

the preferred locations for accommodating development needs. It considers the level of 

development that can be accommodated within the towns and villages inset within the Green Belt; 

it considers whether development could be channelled to locations within the inner boundary of 

the Green Belt (i.e. within the adjacent conurbations); and it considers whether further 

                                                           

24
  Examination document BE012: Green Belt Assessment 
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development could be channelled to locations beyond the outer boundary of the Green Belt. It 

considers the consequences for sustainable development of all of these options, and also 

considers the implications of pursuing a strategy based on lower levels of growth. Following 

consideration of all the above, the assessment concludes that exceptional circumstances exist to 

justify detailed alteration of the Green Belt boundary. 

10.5 The Town Strategies enabled meaningful engagement with communities, and as part of this they 

needed to float the possibility of Green Belt release. This inevitably meant that the identification of 

some potential sites was required at this early stage to help facilitate a healthy discussion and 

debate. Some of these sites have continued through to the submitted Local Plan Strategy, but 

only because they have been tested through subsequent work. 

10.6 The Green Belt Assessment was published on the Council’s website in September 2013. The 

assessment was based on earlier work, which provided an initial assessment and was then 

refined to produce the final document. The draft final document was also complete and used by 

officers some time prior to its publication on the website. There was some delay in final 

publication pending production of the series of maps contained in the document to graphically 

display the site assessment findings and manipulation of the document into a format suitable for 

the Council’s website accessibility standards. 

10.7 The ‘Development Strategy’ (Examination Document BE100) and ‘Possible Additional Sites’ 

(Examination Document BE104) documents were published prior to the finished Green Belt 

Assessment. These documents did set out a range of potential site options prior to the publication 

of the Green Belt Assessment. However, it is important to note that these documents did not 

constitute a draft Plan, but were a legitimate step in gathering opinion in the plan-making process. 

The responses to these consultation exercises and the findings of the Green Belt Assessment 

have fully informed the final site selection put forward in the submission version of the Local Plan 

Strategy (Examination Document SD001). 

10.8 The table below shows changes in the proposed suite of Green Belt sites between the 

Development Strategy (Jan 2013) and the Submission Local Plan Strategy (Mar 2014). Sites 

have been deleted, sites have been added and sites have been changed. Not one Green Belt site 

has been carried forward unchanged between the Development Strategy and the Submission 

Local Plan Strategy. These include the complete removal of significant strategic sites South East 

of Crewe (Village B, Employment Areas 1 and 3) where it was considered that evidence did not 

support continued allocation. It is clear that the Green Belt Assessment, alongside all the other 

evidence and responses to consultation has influenced the Plan as it has evolved. The results 

from the Green Belt Assessment have contributed to significant changes to the Plan. 

Table 10.1: Green Belt Sites Changes between the Development Strategy and Local Plan Strategy 

Site in Development 

Strategy (Jan 2013) 

Equivalent Site in 

Submission Local Plan 

Strategy (Mar 2014) 

Changes 

Macclesfield 3 (Land 

between Congleton 

Road and Chelford 

Road) 

CS 10 (Land off 

Congleton Road) and CS 

32 (Safeguarded) (South 

West Macclesfield) 

Site significantly reduced in scale to avoid the 

most sensitive part of the Green Belt; link road 

removed and part of the reduced area 

safeguarded. 

Macclesfield 4 (Land 

east of Fence Avenue) 

CS 9 (Land East of 

Fence Avenue) 

Inclusion of an area of ‘Protected Open Space’ 

between the area of built development and the 

open countryside to minimise the impact of 

development on the openness of the remaining 

Green Belt. 
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Table 10.1: Green Belt Sites Changes between the Development Strategy and Local Plan Strategy 

Site in Development 

Strategy (Jan 2013) 

Equivalent Site in 

Submission Local Plan 

Strategy (Mar 2014) 

Changes 

Alternative Site 

Macclesfield 9 (Land at 

Gaw End Lane) 

CS 11 (Gaw End Lane) 

and CS 31 

(Safeguarded) (Lyme 

Green) 

Site added to plan to assist in meeting the 

development needs following reduction in 

scale of other sites. 

Knutsford 2 (North 

West Knutsford) 

CS 18 (North West 

Knutsford) 

Site boundaries changed significantly and an 

area of ‘Protected Open Space’ introduced. 

Wilmslow 2 (Royal 

London) 

CS 26 (Royal London) Area to the west of Alderley Road changed 

from safeguarded land to ‘Protected Open 

Space’. 

Alternative Site 

Wilmslow 8 (Wilmslow 

Business Park) 

CS 27 (Wilmslow 

Business Park) 

Site added to plan to provide additional 

employment land. 

Alternative Site 

Wilmslow 3 (Land off 

Prestbury Road) 

CS 35 (Safeguarded) 

Prestbury Road 

Site with amended boundaries added to plan to 

provide safeguarded land. 

Alternative Site 

Wilmslow 6 (Land off 

Upcast Lane and to the 

rear of Cumber Lane) 

CS 36 (Safeguarded) 

West of Upcast Lane 

Wilmslow 

Site with amended boundaries added to plan to 

provide safeguarded land. 

New Settlement 1 

(Handforth East) 

CS 30 (North Cheshire 

Growth Village) 

Site boundaries amended to exclude the most 

sensitive part of the Green Belt in the north-

western area of the site and inclusion of a 

landscaped buffer area to help mitigate some 

of the impacts on the openness of the Green 

Belt. 

New Settlement 2 

(Village A) 

CS 37 (South Cheshire 

Growth Village) 

Boundary of site confirmed to exclude built 

development from the part of the site that falls 

within the Green Belt. 

New Settlement 2 

(Village B) 

N/A Site not included in the submission plan. 

New Settlement 2 

(Employment Areas 1, 

2 and 3) 

CS 15 (Radway Green 

Extension) 

Employment areas 1 and 3 not included in the 

submission plan. 

N/A CS 29 (Alderley Park 

Opportunity Site) 

Site added to plan to provide direction on the 

redevelopment of this existing site, which 

remains in the Green Belt. 

 

10.9 It is important to note that whilst the Green Belt is an important factor in the site selection process, 

it is not automatically the over-riding factor. The final site selection is informed by the 

Sustainability Appraisal process, the evidence base in its entirety (which does include the Green 

Belt Assessment), as well as consultation responses received throughout the plan preparation 

process. The rationale for the final site selections is set out site by site in the Submission Sites 

Justification Paper (SD 015). 

10.10 A brief commentary related to Green Belt issues on the rationale behind site selections is set out 

town by town below: 



45 

Macclesfield 

10.11 A number of sites around Macclesfield are proposed for release from the Green Belt.  These are: 

 Site CS 9 Land East of Fence Avenue (within Green Belt Assessment Strategic Parcel 

MAC25 classed as making a contribution to Green Belt purposes); 

 Sites CS 10 Land off Congleton Road and CS 32 (Safeguarded) South West Macclesfield 

(within Green Belt Assessment Strategic Parcels MAC02 and MAC03 classed as making a 

significant contribution / contribution to Green Belt purposes respectively); 

 Sites CS 11 Gaw End Lane and CS 31 (Safeguarded) Lyme Green (within Green Belt 

Assessment Strategic Parcels MAC37 and MAC38 both classed as making a significant 

contribution to Green Belt purposes); 

 

Figure 10.1: Green Belt Assessment Summary Results: Macclesfield 
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10.12 Around Macclesfield, the Green Belt Assessment identifies that the most significant areas of land 

in terms of their Green Belt function are generally found to the north and east of the town. Areas 

to the north serve a strong separation function and the majority of areas to the east are open 

countryside with few urbanising influences and weak boundaries to contain development. Site CS 

9 within Green Belt Assessment Strategic Parcel MAC25 is an exception to this given its high 

degree of containment by the urban area and its strong physical boundaries to prevent further 

encroachment. 

10.13 The remainder of the Local Plan Strategy sites are within Strategic Parcels that have been 

classed by the Green Belt Assessment as making a significant contribution to Green Belt 

purposes (except part of Site CS 32 (Safeguarded) which is within MAC03 classed as making a 

contribution to Green Belt purposes). 

10.14 There are a number of parcels classed as making a contribution (rather than significant or major 

contribution) that have not been progressed through the Local Plan Strategy (Examination 

Document SD001). Strategic Parcels MAC11, MAC12 and MAC13 form part of the Riverside Park 

along the Bollin Valley that extends into the Macclesfield urban area. Although they do not 

perform a particularly strong Green Belt function, their amenity value, physical access constraints, 

flooding issues and the presence of the West Coast Mainline mean they are not suitable 

candidates for development. MAC14 is a wooded amenity area which is a Site of Biological 

Importance and ancient woodland and is not suitable for development. Strategic Parcels MAC17 

and MAC19, whilst offering a limited contribution to Green Belt purposes, are small in size and 

contain a high level of built development limiting the scope for further development. They are not 

therefore suitable for inclusion as strategic sites. Strategic Parcels MAC24, MAC26, MAC29 and 

MAC30 have also been classed as making a contribution to Green Belt purposes, partly due to 

their reasonably strong boundaries and proximity to the urban area. However, they are not 

preferred for development due to their topography and visual impact on the Peak District National 

Park fringe area. 

Alsager 

10.15 It is proposed to release one site from the Green Belt at Alsager, which is actually just outside of 

the town at Radway Green (Site CS 15 Radway Green Business Park Extension). This site is 

within Strategic Parcel RDG02 in the Green Belt Assessment and was assessed as making a 

significant contribution to the purposes of Green Belt, as were the other three strategic parcels 

around Radway Green. 
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Figure 10.2: Green Belt Assessment Summary Results: Alsager 

10.16 Site CS15 was chosen as it forms an obvious extension to the existing business park and has 

good access to the B5078 and M6 junction 16. It should be noted that this site is located on the 

very outer edge of the South Cheshire Green Belt. Although there is land to the north of the 

existing business park outside of the Green Belt, the proposed employment use includes strategic 

logistics type operations and access to the north is not considered suitable, particularly given the 

need to cross the railway line by a level-crossing. Similarly, other sites around Alsager were not 

considered suitable for this type of employment use as they would be further from the motorway 

junction on the wrong side of the level crossing and increase heavy goods vehicle movements 

through the town. 

Knutsford 

10.17 There is one proposed area of Green Belt release in Knutsford at sites CS 18 North West 

Knutsford and CS 33 (Safeguarded) North West Knutsford. These sites are within Strategic 

Parcels KNF06, KNF07 and KNF08 in the Green Belt Assessment, all of which have been 

assessed as making a significant contribution to the purposes of Green Belt. 
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Figure 10.3: Green Belt Assessment Summary Results: Knutsford 

10.18 As shown on the plan, the vast majority of land on the periphery of Knutsford has been assessed 

as making either a significant or major contribution to the purposes of Green Belt. Strategic 

Parcels KNF10, KNF17, KNF18 and KNF24 have been assessed as making less of a contribution 

to the purposes of Green Belt. KNF17 and KNF18 cannot be considered suitable for development 

as particular access difficulties means that development could not be delivered.  Whilst KNF19 

does not serve a particularly strong Green Belt function, it does have a very valuable amenity 

role. It provides valuable open space in close proximity to Knutsford town centre containing The 

Moor, a children’s play area and woodland.  In addition, it is partly within the Town Centre 

Conservation Area and development there would impact on the historic centre of Knutsford as 

well as on Tatton Park. Parcel KNF24 is within the Legh Road Conservation Area and could not, 

on its own, deliver the quantum of development required. There is an identified need to find 

additional housing sites in Knutsford and it is suggested that it would be more appropriate to 

consider the potential of this site at the Site Allocations and Development Policies stage. 

10.19 Of all the areas around Knutsford, the North West Knutsford sites offer the best opportunity for 

sustainable development due to their proximity to the town centre and proximity to strategic 

transport routes (M6 and A556) without adding to existing traffic congestion around the Adams 

Hill area of the town. 

Wilmslow 

10.20 A number of sites around Wilmslow are proposed for release from the Green Belt through the 

Local Plan Strategy. These are: 
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 Site CS 26 Royal London (within Green Belt Assessment Strategic Parcels WLM13 and 

WLM14 both classed as making a contribution to Green Belt purposes); 

 Site CS 27 Wilmslow Business Park (within Green Belt Assessment Strategic Parcel 

WLM12 classed as making a significant contribution to Green Belt purposes); 

 Site CS 35 (Safeguarded) Prestbury Road (within Green Belt Assessment Strategic Parcel 

WLM11 classed as making a significant contribution to Green Belt purposes); and 

 Site CS 36 (Safeguarded) Land West of Upcast Lane (with Green Belt Assessment 

Strategic Parcel WLM18 classed as making a significant contribution to Green Belt 

purposes). 

 

Figure 10.4: Green Belt Assessment Summary Results: Wilmslow 

10.21 The Green Belt Assessment (Examination Document BE 012) categorises most of the land 

surrounding the town as making a significant contribution to Green Belt purposes, with the 

exception of a band to the south separating Wilmslow and Alderley Edge and a parcel to the 

north-west which provides some separation function between Wilmslow and Handforth. These 

strategic parcels are classed as making a major contribution to the purposes of Green Belt. 

10.22 Site CS 26 (Strategic Parcels WLM13 and WLM14) is well related to the urban area and has 

strong boundaries to prevent future encroachment into the surrounding countryside. Although 

Strategic Parcel WLM12 was assessed as performing a significant Green Belt function, this was 

partly due to its current detachment from the urban area. Development at Royal London would 

reduce this detachment from the urban area and the extremely strong boundaries afforded by the 

West Coast Main Line and the A34 Wilmslow Bypass would ensure that development is 



50 

contained within this area. In addition, both the Royal London and Wilmslow Business Park sites 

will formally provide additional land for use by Wilmslow High School. 

10.23 The two proposed areas of Safeguarded Land (Sites CS  35 and CS 36) are in Strategic Parcels 

classed as making a significant contribution to the purposes of Green Belt. There are a number of 

Strategic Parcels around Wilmslow that were classed as making a contribution (rather than a 

significant or major contribution to Green Belt purposes) but these were not considered to be 

appropriate for development. 

10.24 Strategic Parcels WLM07, WLM08, WLM24 and WLM26 follow the Bollin Valley through the 

centre of Wilmslow. Whilst these do not serve a particularly strong Green Belt function, they are 

very important for their amenity value and development would be particularly difficult given 

constraints related to access, flooding and topography.  WLM23 offers limited opportunities for 

further development as is it contains the recently constructed Waters Corporation Mass 

Spectrometry HQ (in the Green Belt) as well as playing fields. WLM01 offers very limited potential 

for development given its location next to the River Dean, tree cover and existing development 

already present. WLM05 is not currently in the Green Belt but was assessed for completeness - 

site CS 25 Adlington Road is within this strategic parcel. WLM03 could have offered an 

appropriate location for safeguarded land; however there are significant proposals for additional 

development to the north east of Wilmslow including CS 25 Adlington Road, CS 30 and CS 34 

North Cheshire Growth Village and large-scale proposals for the redevelopment of Woodford 

Aerodrome in neighbouring Stockport Metropolitan Borough. It was considered appropriate to 

provide Safeguarded land in an alternate area of the town to avoid an over-concentration of 

development in one area. 

North Cheshire Growth Village 

10.25 There are two sites proposed in the Local Plan Strategy for the North Cheshire Growth Village. 

These are Site CS 30 North Cheshire Growth Village and Site CS 34 (Safeguarded) North 

Cheshire Growth Village. Both of these sites are within the Green Belt Assessment’s Strategic 

Parcel HFT08 (Examination Document BE 012) which is classed as making a major contribution 

to the purposes of Green Belt. 
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Figure 10.5: Green Belt Assessment Summary Results: North Cheshire Growth Village 

10.26 The Green Belt Assessment (Examination Document BE 012) is clear that this area of land 

makes a major contribution to the purposes of Green Belt. Considering only the results of the 

Green Belt Assessment, it would not appear logical to propose this area for development.  

However, in the absence of this proposal, the Local Plan Strategy (Examination Document 

SD001) would need to allocate additional Green Belt sites in this area of the Borough. Within 

Handforth, there are limited opportunities to allocate Green Belt sites, other than those 

considered to make a major contribution to Green Belt purposes.  HFT07 is a recreation ground 

and playing fields providing amenity space for the adjacent Spath Lane estate; HFT06 is not of a 

scale to be considered through the Local Plan Strategy; HFT09 is not currently in the Green Belt 

but was assessed for completeness and is now a committed site; HFT10 contains ancient 

woodland, a Site of Biological Importance and reservoirs and is not considered suitable for 

development. HFT02 is considered to make a significant contribution to Green Belt purposes 

(rather than a major contribution), but on its own could not deliver the quantum of development 

required and access through the existing network of residential streets would not be ideal. 

10.27 The alternative to development of the North Cheshire Growth Village as an exemplar sustainable 

community would be to provide development on a significant number of alternative urban 

extension sites in the area. Although this land makes a major contribution to Green Belt purposes, 

re-location of the development proposed to a variety of urban extension sites would also cause 

harm to the Green Belt, in a number of separate locations. It is the view of the Council that 

concentrating a significant proportion of development in one area will cause less harm to the 

integrity of the Green Belt overall than spreading this development around a number of different 

Green Belt locations. The NPPF advises that sustainable development may be best achieved 

through the allocation of new settlements with self-contained facilities and providing an 

opportunity to properly plan infrastructure to support new construction. The provision of such a 
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level of development in this location will enable the creation of a new exemplar sustainable 

community with a good range of community facilities and properly integrated Green Infrastructure. 

It will also make good use of, and provide improvements to, existing infrastructure. Given its direct 

access to the A34, proximity to a Railway Station and its provision of new community facilities, it 

will minimise the impact of development on the existing local infrastructure, for example 

minimising additional traffic in existing residential areas as well as providing new health and 

education facilities for its residents. 
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Section 11: Question 1C (ii) – Green Belt and Safeguarded Land 

The New Green Belt and Strategic Open Gap Study25 addresses the requirements of the NPPF in 
terms of establishing a new Green Belt, but it is not clear why such a new Green Belt is needed and 
why particular sites were included in the Area of Search.  It is also unclear as to why this area cannot 
be protected by other policies, such as Strategic Gaps.  Although the sites identified as Safeguarded 
Land are listed in the Site Justification Paper26, the basis for the overall amount of Safeguarded Land 
(130ha) and the factors used in selecting specific sites are not clear (particularly given the conclusions 
of the Green Belt Study and Sustainability Appraisal).  It would be helpful if the Council could clarify 
these matters. 

 

Council’s Response 

New Green Belt 

11.1 The New Green Belt and Strategic Open Gap Study (Examination Document BE 011) sets out the 

rationale for the designation of a new Green Belt. In effect this would replace and extend the 

existing Green Gap designation set out in Policy NE.4 and the Proposals Map of the Borough of 

Crewe and Nantwich Replacement Local Plan 2011 (adopted in 2005) (Examination Document 

BE112).  

11.2 The case is predicated firstly on a strategic need to keep the towns of Crewe and Nantwich apart. 

The 2 areas have very different characters and origins: Nantwich is the historic centre of South 

Cheshire with 2,000 years of settlement; Crewe is a Victorian new town, the product of 19th 

Century rail expansion. Secondly, both Crewe and Nantwich are major centres of growth, with 

potential for more with the advent of HS2. 

11.3 The Green Gap Policy: The designation of Green Gaps dates back to 1993, when they were 

established in the Borough of Crewe and Nantwich Local Plan. The designations arose from a 

desire to protect the open countryside between Crewe and Nantwich and to protect the two urban 

areas from merging into each other. The Council considered that this was most effectively done 

by clearly identifying those areas between settlements where a stricter level of development 

control would be applied. This was supported by the Inspector in his report into the Borough of 

Crewe and Nantwich Local Plan in 1996 who stated that ‘…standard open countryside policy is 

not adequate to protect the integrity of narrow open gaps.’ 

11.4 In 2003, the Inspector’s Report into objections to the Borough of Crewe and Nantwich 

Replacement Local Plan 2011 (adopted in 2005) (Examination Document BE112) supported the 

Green Gap policy as an important part of the Council’s overall strategy. 

11.5 Effectiveness of the Green Gap Policy: The existing saved ‘Green Gap’ policy from the 

Borough of Crewe and Nantwich Replacement Local Plan 2011 (adopted in 2005) (Examination 

Document BE112) had historically proven to be a successful instrument in preventing settlements 

from merging. 

                                                           

25
  Examination document BE011: New Green Belt and Strategic Open Gap Study 

26
  Examination document SD015: Submission Sites Justification Paper 
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11.6 More recently, following the introduction of the requirement to demonstrate a five year deliverable 

supply of land for housing (paragraph 47 of the National Planning Policy Framework), it has 

become clear that the most effective way to prevent Crewe, Nantwich and surrounding villages 

from merging over the longer term is through the introduction of a new Green Belt. 

11.7 Planning decisions are made in accordance with the adopted Development Plan, unless material 

considerations indicate otherwise. Previously, this offered sufficient protection to land in the areas 

identified as Green Gap as there was a presumption against development that would result in 

erosion of the physical gaps between built up areas, unless other material considerations were of 

sufficient weight to justify the development. 

11.8 The National Planning Policy Framework and the requirement for Local Planning Authorities to 

demonstrate a five year supply of deliverable land for housing are now considered to be 

significant material considerations. Recent appeal decisions, both in Cheshire East and across 

England have confirmed that the requirement to demonstrate a 5 year supply of deliverable land 

for housing is a strong determining factor in the consideration of planning applications, especially 

in the absence of up-to-date development plans. 

11.9 This can be evidenced in the 2012 planning appeal decision for land at Rope Lane in Shavington 

(APP/R0660/A/12/2173294) where the Inspector considered the Green Gap policy to be a 

housing land supply policy and allowed a proposal for 80 dwellings in the Green Gap. The 

Council is firmly of the opinion that Green Gap is a strategic policy to maintain the physical gaps 

between built-up areas in the long term; it is not intended to be a housing land supply policy.  

11.10 It is considered that the pressure to develop land in the Green Gap will continue; for example a 

proposal for residential development (up to 880 units), retirement / care village, local centre, 

community building, primary school, public open space and allotments (ref 

APP/R0660/A/13/2209335) has been submitted in the Green Gap at ‘Gresty Oaks’, on land 

between Shavington and Crewe. An Appeal against non-determination of the application has 

been lodged. On 5th March 2014, the Council’s Strategic Planning Board considered a report on 

the application which recommended that the Appeal be contested, including on the grounds of 

erosion of, and harm to the visual character of, the Green Gap between the built up areas of 

Crewe and Shavington. The Inquiry commences on 22 July 2014. 

11.11 The need for a new Green Belt: The New Green Belt and Strategic Open Gap Study’ 

(Examination Document BE 011 - Tables 3.1 to 3.3), sets out the disadvantages of retaining a 

local policy protection and the advantages of creating a new Green Belt. In addition, there is a 

need to retain the very distinct characters of the towns of Crewe and Nantwich. The town of 

Crewe has grown rapidly since the opening of the first railway station in 1837, whilst the town of 

Nantwich dates back to Roman times, when it was a centre for salt production and it is one of two 

key historic towns in Cheshire East. There are also a number of villages of varying size, to the 

south and east of Crewe which all have their individual characters. For example, Weston to the 

south of Crewe is a small, historic village with a Conservation Area and a number of Listed 

Buildings; Crewe Green is a historic hamlet to the east of Crewe, where most of the buildings 

were originally built as part of the Crewe Estate (part of Crewe Hall), many of which are Listed 

and lie within a Conservation Area. 

11.12 The All Change for Crewe: High Growth City document (Examination Document BE 122) states 

that by 2030 Crewe will be a nationally significant economic centre, with a total population of in 

excess of 100,000 people. In addition, the potential of a HS2 hub station being located at Crewe 

or the impact of HS2 trains reducing the journey time from Crewe to London to 58 minutes will 

also result in development pressure around Crewe. 
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11.13 The New Green Belt and Strategic Open Gap Study (Examination Document BE 011) recognised 

that there is strong support for the growth of Crewe, through both the Local Plan and the ‘All 

Change for Crewe’ programme. It also recognised that this places Crewe and the surrounding 

areas under a great deal of pressure for development. In this respect, reference was also made to 

the SHLAA maps that had been provided by the Council (Figures 2.4, 2.5 and 2.6) which 

demonstrated that a significant number of sites had been submitted in Green Gap areas. 

11.14 Whilst the Council is committed to maintain a five year supply of deliverable land for housing 

under NPPF paragraph 47, there are numerous factors that could, in the long-term future, affect 

this supply, such as further changes in national policy or the method used to calculate supply, 

future economic downturns or local factors such as failure of a major housebuilder. Therefore, if a 

local policy designed to be a strategic policy, to maintain the physical gaps between built up 

areas, is considered a housing land supply policy, the gaps will potentially be vulnerable to 

development pressure. 

11.15 Cheshire East Council therefore considers that the tool to provide the strong Policy protection that 

is required is the designation of a new area of Green Belt within the Local Plan Strategy 

(Examination Document SD001) in the form of Policy PG3 (page 69) and the proposed Green 

Belt Area of Search (figure 8.2, page 73); this reflects the conclusion that is contained within the 

‘New Green Belt and Strategic Open Gap Study’ (Examination Document BE 011), at section 5 

(pages 52 and 53). 

11.16 It is considered that the designation of the new area of Green Belt would be similar to the 

designation of the Burton – Swadlincote Green Belt by Derbyshire County Council in 1983. This 

designation took place due to the close proximity of Burton upon Trent and Swadlincote in order 

to restrict built development between the two settlements and prevent their coalescence. It is 

understood that this designation continues to relieve development pressure on the western side 

of Swadlincote, although there remains pressure for new development elsewhere. 

11.17 Evolution of the new Green Belt: The support for the Green Gap policy has continued 

throughout the process of the development of the Local Plan Strategy. Responses to the draft 

Crewe Town Strategy (Examination Document BE 088) consultation in 2012 included 1,544 

standard letters; 78 standard forms and 4 petitions with 4,784 signatures, supporting the Green 

Gap. Responses to the draft Nantwich Town Strategy (Examination Document BE 097) 

consultation in 2012 included 1,590 standard letters supporting the Green Gap.  

11.18 Recognising that there was still a need for a policy to protect the gaps between the two towns of 

Crewe and Nantwich and the surrounding villages, the Development Strategy (Examination 

Document BE100), published in January 2013, included a proposal for two new areas of Green 

Belt (between Crewe and Nantwich and between Nantwich and Acton) and a ‘Strategic Open 

Gap’ policy to the south, east, north and north east of Crewe (figure 5.3, page 31 and Policy CS3, 

page 32 and Policy CS5, page 34 of Examination Document BE100). 

11.19 Responses to the Development Strategy (Examination Document BE100) consultation in January 

and February 2013 included a petition with 1,914 signatures asking Cheshire East Council to 

protect Green Gap land in the Crewe and Nantwich area from development. 

11.20 The Pre-Submission Core Strategy (Examination Document BE 106) was published in November 

2013 which included a proposal for a new area of Green Belt to be designated adjacent to Crewe 

to prevent its merger with Nantwich and other settlements (Policy PG3, pages 60 and 61) and 

included a proposed Green Belt Area of Search (figure 8.2, page 64.) This proposal was informed 

and supported by the conclusion of the New Green Belt and Strategic Open Gap Study 

(Examination Document BE 011), as detailed in the paragraphs below. The Local Plan Strategy 
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Submission Version (Examination Document SD 001) was published in March 2014 and includes 

the new area of proposed Green Belt, as was previously set out in the Pre-Submission Core 

Strategy (Examination Document BE 106). 

11.21 Evidence base to inform the designation of the new Green Belt: To inform the production of 

the Pre-Submission Core Strategy (Examination Document BE 106), the New Green Belt and 

Strategic Open Gap Study (Examination Document BE 011) was commissioned by Cheshire East 

Council. The Study was published in September 2013 and concluded, at paragraph 5.1.5 (page 

52) that ‘…strong policy protection continues to be necessary to safeguard the existing gaps 

between settlements that are at risk of coalescence resulting from future growth of Crewe’. 

11.22 The New Green Belt and Strategic Open Gap Study (Examination Document BE 011) considered 

the existing status of gaps between settlements and confirmed that ‘…all the gaps between 

settlements that are protected by saved Green Gap policy NE.4 and assessed in the study are 

considered to be at risk of coalescence primarily as a result of the future growth of Crewe.’ 

(paragraph 2.4.3.) The study also considered potential future development proposals and stated 

that they would ‘…prejudice the distinctive identity of and individual character of the smaller 

settlements around the edge of Crewe.’ (paragraph 2.4.4.). 

11.23 The New Green Belt and Strategic Open Gap Study (Examination Document BE 011) considered 

the option of continuing to use local policy designations or open countryside policy to protect the 

gaps, by looking at the advantages and disadvantages of each option (Tables 3.1 to 3.3.) The 

disadvantages of using local policy designations or open countryside policy to protect the gaps 

included ‘development that would contribute to the rural economy would normally be permitted’ – 

this could include new buildings; there would be types of development that would be difficult to 

resist such as stables and equestrian buildings, farm diversification development, recreation and 

tourism uses; there could be pressure for development adjacent to by-pass roads through open 

gaps; legitimate development could ‘erode a narrow gap between settlements and harm the 

visual character of the landscape.’; a local gap policy would be vulnerable if there was not a five 

year housing land supply; the gaps can only be defined between settlements and not in wider 

rural areas.  

11.24 The advantages of designating a new Green Belt (Table 3.3 of Examination Document BE 011) 

include: it ’..provides certainty’; ‘…the Green Belt would reinforce the sustainable development of 

each town or village’; the ‘NPPF presumption in favour of sustainable development does not 

apply in Green Belt’; ‘…supports the creation of Green Infrastructure, access to the 

countryside…’; ‘…policies reinforce heritage and environmental policies intended to preserve the 

setting and special character of historic towns and villages.’  

11.25 In section 3.7 of the Study, a number of alternatives were considered in relation to the designation 

of Green Belt and/or Strategic Open Gap, with the option of creating two new areas of Green Belt 

being discounted, due to insufficient evidence to justify the area of Green Belt between Nantwich 

and Acton. In section 4.8 and Figure 4.1, those areas that had been included as Strategic Open 

Gap in Figure 5.3 of the Development Strategy (Examination Document BE 100) were assessed. 

It concluded that not all of those areas were suitable for such protection; namely Gap E – Acton, 

Nantwich (heritage policies would provide protection); Gap F – Leighton, Bradfield Green, 

Minshull Vernon (a green buffer as part of future development proposals would be sufficient); Gap 

H – Haslington and Sandbach (normal open countryside policies would be sufficient); Gap J – 

Sandbach, Middlewich (could possibly be suitable for Strategic Open Gap protection, in part). It 

also states that ‘…on the eastern edge of Nantwich, there is sufficient justification to carry forward 

the previous Green Gap policy as a new area of Green Belt.’ 
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11.26 The study also recommended (paragraph 3.8.6) that the new Green Belt should be extended to 

the south, ‘…to encompass other nearby settlements such as Hough and Wybunbury ’…as this 

gap between Crewe and Stoke ‘…could in future become the focus for new development.’ 

11.27 The proposed new area of search for Green Belt was considered in section 3.8 which stated that 

a proposal to create a new area of Green Belt was justified (paragraph 3.8.4) 

11.28 An area of search that was included in the Pre-Submission Core Strategy (Examination 

Document BE 106) and the subsequent Local Plan Strategy (Examination Document SD 001) is 

derived from the findings of the Study and is therefore different to the area that had been shown 

as proposed new Green Belt and Strategic Open Gap in the Development Strategy (Examination 

Document BE 100). 

11.29 The Study assessed the broad areas for designation against the purposes of including land in the 

Green Belt (paragraph 80 of the NPPF) and they are summarized in Table 3.4; the study stated in 

paragraph 3.4.1 that the gaps (apart from land between Nantwich and Acton) all ‘…robustly meet 

the specified purposes of Green Belt, as set out in para 80 of the National Planning Policy 

Framework.’  

11.30 Cheshire East Council considers that the area of search for the new Green Belt as set out in the 

‘New Green Belt and Strategic Open Gap Study’ (Examination Document BE 011), at figure 3.3 

(page 39), which will link up with the established North Staffordshire Green Belt will provide 

strong Policy protection, whilst assisting in safeguarding regeneration initiatives around Stoke-on-

Trent and Newcastle – under – Lyme. It is considered that a Green Gap equivalent Policy would 

not be able to provide such strong Policy protection. 

11.31 The area of search is not an entirely green area, and includes settlements such as Willaston, 

Shavington, Wybunbury, Hough and Chorlton. The detailed boundaries will be drawn up through 

the Site Allocations and Development Policies document. When drawing up the boundaries of the 

new Green Belt, consideration will need to be given to these settlements as well the potential for 

future developments on the edge of Crewe. This recognises the need to ensure that there is 

sufficient land for future development around Crewe and the requirement for Green Belt 

boundaries to provide permanence beyond the Plan period. It is therefore an area of search and 

does not correspond to the exact boundaries that will be set. 

11.32 The Green Infrastructure Action Plan for Crewe (Examination Document BE 025), published in 

2012, also forms part of the evidence base for the Local Plan Strategy (Examination Document 

SD001). It recognises that an unrealised asset is the countryside surrounding Crewe and that 

there is a need to restore its character to provide a quality setting for the town. This is especially 

important, as both the All Change for Crewe: High Growth City document (Examination Document 

BE 122) and the impact of HS2 will mean that there will be strong development pressure on land 

near Crewe. It is also important that there is a high quality environment, to ensure that people 

want to invest and live in the town, thereby ensuring that the economic aspirations contained 

within the All Change for Crewe: High Growth City document (Examination Document BE 122) 

can be achieved. 

11.33 Site Selection: it is acknowledged that some of the Local Plan Strategy sites are located within 

the Green Belt area of search. The rationale for the final site selection in the Local Plan Strategy, 

including sites within the Green Belt area of search, are set out in the Site Justification paper 

(Examination Document SD 015.) 
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Safeguarded Land 

11.34 The final site selection for Safeguarded Land, as with the other sites proposed, is informed by the 

Sustainability Appraisal process, the evidence base in its entirety including the Green Belt 

Assessment, as well as consultation responses received throughout the plan preparation process. 

The rationale for the final site selections is set out site by site in the Submission Sites Justification 

Paper (Examination Document  SD 015). 

11.35 A brief commentary related to Green Belt issues on the rationale behind site selections (including 

the proposed Safeguarded Land) is set out town by town in paragraphs 10.10-10.27 of this paper 

11.36The basis for the overall amount of Safeguarded Land proposed in the Local Plan Strategy flows 

from NPPF paragraph 85 which requires local planning authorities, when defining Green Belt 

boundaries, to satisfy themselves that Green Belt boundaries will not need to be altered at the 

end of the development plan period. The amount of Green Belt land proposed is the minimum 

amount of land required for the Council can be satisfied that Green Belt boundaries will not need 

to be altered again in 2030. 

11.37In the Pre-Submission document, the proposed development rates for housing and employment in 

the towns inset into the Green Belt were projected forwards for a further 20 years (2030 – 2050) 

and a potential land requirement calculated based on these development rates. This total land 

requirement was a notional 291 ha.  It was considered that the 260 hectares of Safeguarded Land 

identified, along with further Safeguarded Land to be found in the Site Allocations and 

Development Policies document and some recycling of land in the urban area would ensure that 

there would be enough land to accommodate development requirements for a further 20 years. 

Therefore there would be no need to alter Green Belt boundaries at the end of the plan period. 

11.38During a House of Commons debate on 24th October in response to a question from David Rutley 

MP, the Planning Minister Nick Boles stated “there is nothing in the Localism Act 2011, the NPPF 

or in any aspect of Government planning policy that requires someone to plan beyond 15 years. 

So, anybody who is suggesting that there is any requirement to safeguard land or wrap it up in 

wrapping paper and ribbons for the future development between 2030 and 2050 is getting it 

wrong. There is no reason for it and my hon. Friend can knock that suggestion straight back to 

wherever it came from.” 

11.39A letter from the Planning Minister Nick Boles to David Rutley MP dated 6th January 2014 states 

“Green Belt policy asks authorities, when considering the revision of a Green Belt boundary, to 

provide safeguarded land to meet longer term development needs ‘where necessary’ and 

‘stretching well beyond the plan period’. Whether the safeguarding of land is ‘necessary’ in 

particular circumstances is therefore not something I should comment on, but a judgement to be 

made by the local authority, appropriately scrutinised by a planning inspector’. 

11.40The Council is clear that it in the case of Cheshire East, it is necessary to safeguard land so that 

the Council can be satisfied that Green Belt boundaries will not need to be altered again at the 

end of the plan period. 

11.41Following consideration of consultation responses and in the context of the statements made by 

the Planning Minister, the Council considered that on overly-cautious approach to future land 

provision had been suggested in the Pre-Submission document. The Plan covers the period to 

2030 and it is not appropriate to forecast what the development requirement will be beyond 2030. 

There will be a number of options to explore at that time to accommodate the development 

requirement. These could include measures such as: 
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 Recycling of land within the urban areas, including the re-use of under-used employment 

areas, which will become redundant over the lifetime of the Plan. For example, there may be 

opportunities around the former mills off London Road in Macclesfield where there could be 

potential for a new urban village development; 

 Additional town centre and higher-density development; 

 Channelling development to areas within the inner boundary of the Green Belt (i.e. Greater 

Manchester and the Potteries conurbations); 

 Channelling development to areas beyond the outer boundary of the Green Belt. It is 

anticipated that HS2 will bring extensive jobs and housing to Cheshire East post 2030. The 

full impact of HS2 on Cheshire East is unclear; however, it is likely that the HS2 project will 

prove decisive in supporting the case for significant growth and development to the south, in 

preference to the north of the borough. The likelihood is that this future development will be 

centred in and around Crewe, Alsager and Congleton. 

11.42In addition, it is clear from the Minister’s statement on 24th October 2013 that a plan period does 

not have to look beyond 15 years. Therefore, at the end of the current plan period in 2030, the 

Council only needs to satisfy itself that Green Belt boundaries would endure for a further 15 

years. Whilst there is no specific methodology for calculating the required amount of safeguarded 

land, the Council is confident that the 130 hectares identified, combined with other measures 

including those set out above, will enable development needs to be met over the next plan period. 

This will mean that there will be no need to alter Green Belt boundaries at the end of the plan 

period. In addition, the Local Plan Strategy identifies more land for housing and employment than 

is required to meet the objectively assessed needs for development during this plan period. 

Therefore, there will either be an over-achievement against the housing and employment 

requirements in this plan period, which will reduce the requirement post 2030, or there will be a 

remaining amount of allocated land left which could be taken forwards into the next plan. 
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Section 12: Question 1D – Spatial Distribution of Development 

Policy PG6 sets out the spatial distribution of development to the Principal Towns, Key Service Centres, 
Local Service Centres, Other Settlements and Rural Areas, along with the New Settlement and 
Employment Improvement Area; further details are given in Table 8.3 & Appendix A.  Although the 
distribution of development is not an exact science, the basis of distributing the particular levels of 
development to each settlement and the selection of specific sites for allocation is not completely clear.  
The Submission Sites & Non-Preferred Sites Papers27 give some information, but a large number of 
alternative or additional “omission” sites have also been put forward by developers and landowners.  
The Inspector understands that the Site Allocations & Development Policies Document will allocate 
further sites, but the detailed reasons for selecting or rejecting particular sites are not readily apparent.  
It would be helpful if the Council could provide further explanation about the basis and justification for 
the various levels of development directed to each of the towns, service centres and other settlements 
and clarify the basis for selecting and rejecting particular sites. 

 

Council’s Response 

12.1 The preparation of the Local Plan Strategy is the product of six phases of consultation and each 

stage has informed the Council’s approach to decisions on spatial options and approach to site 

selection, alongside the Council’s Local Plan evidence base. 

12.2 The Core Strategy Issues and Options (Examination Document BE054) set out the high level 

approach to development in the Borough and considered issues relating to the Spatial Strategy 

for the Borough; presenting 4 spatial growth options alongside issues including the Settlement 

Hierarchy (Paragraph 7.40 – figure 7.11 of Core Strategy Issues and Options Paper BE054) as 

follows: 

 Spatial Option 1: Growth in Crewe and Key Service Centres outside of Green Belt 

 Spatial Option 2: Growth in Crewe and Macclesfield and Key Service Centres outside of the 

Green Belt 

 Spatial Option 3: Growth in Crewe and Macclesfield and Accessible Towns 

 Spatial Option 4: Rural Variant 

12.3 The Council learned two key lessons from the Core Strategy Issues and Options consultation 

stage – firstly that there was an appetite for growth, at least in some quarters – but that many 

residents failed to properly understand or engage with the high level debate. Consequently, whilst 

the majority response was for a higher level of growth, this appeared largely to emanate from a 

professional audience – in other words consultants responding on behalf of house builders or site 

promoters. There is nothing inherently amiss with such a situation – it is beneficial that the market 

should respond favourably – but it remained a concern that local communities did not share the 

same vision.  

12.4 Alongside this, in late 2010 / early 2011, the Government’s localism agenda was then coming into 

fruition – and in terms of current NPPF advice its clear there remains an expectation that 

residents and businesses should help shape their surroundings. A Core Planning Principle set out 

                                                           

27
  Examination documents SD015-SD016 
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in the National Planning Policy Framework is that Local Plans ‘be genuinely plan-led, empowering 

local people to shape their surroundings, with succinct local and neighbourhood plans setting out 

a positive vision for the future of the area’ (Paragraph 17, National Planning Policy Framework). 

12.5 A further factor is that Cheshire East represents a wholly new geography – the County of 

Cheshire has no historical precedent of division (it is not comparable to say Sussex, Suffolk or 

Yorkshire in having had an ancient East/West affinity). The Borough is purely a construct of the 

2009 local government reorganisation, albeit one which the subsequent years has shown to be 

perfectly rational.  

12.6 In 2010 however the Borough was very new, few really understood the spatial relationships within 

it. Most residents still related either to their own locality or to the 3 former Boroughs, established 

some 35 years earlier (Macclesfield, Congleton and Crewe & Nantwich). 

12.7 To respond to this challenge and encouraged by the localism agenda, the Council took the 

debate about growth and development right to the grass roots. The second major stage in the 

Plan-making process was the Place Shaping Consultation which gathered local intelligence about 

the Principal Towns and Key Service Centres in the Borough (July – September 2011 – please 

refer to Q10 in housing background paper, Examination Document SD017). 

12.8 This was supplemented by a Rural Issues consultation in the autumn of 2011 (Please refer to 

Q11 in housing background paper, Examination Document SD017). Both consultation stages 

sought to understand issues and challenges facing areas of the Borough that the Local Plan 

should look to address. 

12.9 The Council then embarked on preparing a Town Strategy for each of the two Principal Towns 

and nine Key Service Centres. These were to be prepared using neighbourhood planning 

principles – although the anticipated product was not necessarily expected to be a neighbourhood 

plan, but rather a ‘building block’ for the Local Plan (the Localism Act having not yet brought in the 

necessary neighbourhood plan legislation at this point). The Council received assistance from the 

Government to run four neighbourhood planning pilots in the towns of Sandbach, Congleton, 

Alsager and Middlewich. The remaining towns then followed, employing a similar model. 

12.10 The Strategies were lead by the respective Town Councils and involved the creation of a steering 

group or town partnership which represented resident, business, commercial and 

community/institutional interests. Representatives typically included figures from main 

businesses, schools or faith organisations (Please refer to Q12 of Housing Background Paper, 

Examination Document SD017). 

12.11 The object was to ensure that the towns’ residents and business people themselves considered 

the key issues that affected them and had a constructive debate about the future. The clear hope 

being that this would result in a more positive approach to growth. At the time (before any 

Neighbourhood Plan had been completed) this approach was a novel one and represented rather 

uncharted territory in terms of conventional plan making. 

12.12 The Council acknowledges that whilst in some places the process ran into controversy, overall it 

was a highly positive one. In particular, it succeeded in encouraging communities to take a 

positive approach to development – and in some cases many years of resistance to any 

development at all was replaced by a consensus that some growth would be beneficial – an 

example of this was Knutsford, where despite Green Belt constraint, these proved to be local 

support for modest new development. 
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12.13 Sites identified as part of the Town Strategies remain the cornerstone of the site selection 

process that then followed within the formal process of the Local Plan Strategy. The approach to 

Plan making can be summarized in the following diagram: 

 

Figure 12.1: Local Plan Approach 

12.14The outcomes of the Council’s evidence base including the Town Strategy work subsequently 

informed the next stage of the Plan making process – termed the Development Strategy and 

Policy Principles document (Policy CS2 and Appendix D Examination Document BE100). This 

document set out the Council’s preferred options for development at that time alongside a number 

of alternative approaches. A further 3 spatial options were developed and considered in the 

Development Strategy and Policy Principles document (Policy CS2 and Appendix D Examination 

Document BE100): 

 Spatial Option 5: New Settlement 

 Spatial Option 6: Growth reflecting the Principles of Town Strategies 

 Spatial Option 7: Hybrid  Growth Option 

 Spatial Option 8: Business as Usual comparator (tested in the Sustainability Appraisal) 

12.15The Framework states that Plans need to take local circumstances into account, so that they 

respond to the different opportunities for achieving sustainable development in different areas 

(Paragraph 10 of the National Planning Policy Framework). In summary a total of 8 strategic 

growth options have been considered (including a business as usual comparator) in the Plan 

making process. Descriptions of the Spatial Options considered and the outcomes of the 

Sustainability Appraisal in the assessment of those options are presented in tables F7-F14 of 

the Local Plan Strategy integrated Sustainability Appraisal (Examination Document SD003) and 

Questions 7 and 8 of the Housing Background Paper (Examination Document SD017). 

12.16During the consultation on the Development Strategy and Policy Principles document, a number 

of potential strategic sites were submitted by Developer and Land Interests that had not 

previously been subject to consultation. Therefore the Possible Additional Sites Proposed by 

Developer and Land Interests (Examination Document BE104) presented those sites for further 

consultation. 
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12.17 The outcomes of the aforementioned stages of Plan Making informed the Council’s Pre-

Submission Core Strategy – this presented the draft Plan for consultation and engagement with 

Local Communities and was supported by a large amount of the evidence base including the Non 

Preferred sites document (Examination Document BE109). The outcomes of this consultation 

resulted in changes to the final Local Plan Strategy (Examination Document SD001). 

12.18 A Core Planning Principal contained within the NPPF is that Plans actively manage pattern of 

growth to make the fullest possible use of Public Transport, Walking and Cycling and focus 

significant development in locations, which are or can be made more sustainable (Paragraph 17 

of the National Planning Policy Framework). The Spatial Option incorporated into the Local Plan 

Strategy is Option 7 (Hybrid Growth Option).  The distribution of development included in the 

Local Plan Strategy is reflected below:  

 

Figure 12.2: Distribution of Housing Development and Envisaged Delivery Timescales 

12.19The selection of Option 7 reflects the findings of the key elements of the Plan making process 

which has influenced both the distribution of development and the site selection process, as 

follows: 

Settlement Hierarchy  

12.20The framework for the Council’s approach to the apportionment of development is a hierarchy of 

settlements. Further information on the Council’s approach to the settlement hierarchy is set out 

in Determining the Settlement Hierarchy paper (Examination Document BE046) and question 1B 

of the Inspectors further questions. 

12.21 The Settlement Hierarchy policy (PG 2) identifies four levels in the hierarchy – Principal Towns, 

Key Service Centres, Local Service Centres and Other Settlements and Rural Areas – the latter 

comprising villages and hamlets. For the top three levels, the policy designates particular 

settlements to a specific level and in broad terms sets parameters for the scale and type of new 
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development envisaged. The overall approach is to recognise the potential of existing places to 

growth and accommodate development, tapping into the vitality benefits of such, whilst at the 

same time such growth acting to reinforce distinctiveness and improve sustainability. 

 

Known Development Opportunities 

12.22 The known development opportunities were identified through the Council’s evidence base, 

including the Strategic Housing Land Availability Assessment and sites submitted to the various 

consultation stages during the development of the Local Plan Strategy. Section 3 of the Local 

Plan Strategy Site Justification paper (Examination Document SD015) set out the Council’s 

methodology for site identification and selection based on factors including a review of the 

Council’s evidence base, outcomes of Sustainability Appraisal / Habitats Regulations 

Assessment, availability and delivery of the site amongst other factors. 

Infrastructure Capacity 

12.23 Infrastructure considerations have played a part, both the existing capacity of services available 

and the scope/scale to fund major improvements. Infrastructure to a degree can be increased 

incrementally but step changes are also a factor where existing provision reaches a threshold 

level when the next step required is a large investment. 

12.24 There are no infrastructure capacity issues at the plan area scale that preclude new development 

from being located across plan area. There are town by town factors that represent more 

localised constraints that to a degree, along with other relevant considerations, have influenced 

decisions on the scale of growth by which parts of the settlements to favour expansion. 

Policy Constraints including Green Belt 

12.25The far north eastern part of the Borough is within the Peak District National Park. The Park, 

which extends into the neighbouring districts of High Peak and Staffordshire Moorlands, is 

covered by its own Local Plan and is therefore excluded from the Cheshire East Local Plan area.  

12.26The principal development restraint policy designation within the Cheshire East plan area is 

Green Belt. The Greater Manchester Green Belt extends to cover most of the north of the Plan 

area. A small part of the North Staffordshire Green Belt covers south eastern parts of the plan 

area extending to, but not surrounding, the Key Service Centres of Alsager and Congleton. These 

Green Belt designations have been in place in the Plan area largely unchanged for a long period 

of time with very little Safeguarded Land, as it was once designated in previous Local Plans, 

remaining undeveloped. 

12.27Therefore, given the existing population distribution and migration patterns, significant housing 

development needs exist and will continue to arise in the Green Belt parts of the plan area. As the 

Green Belt boundaries around the towns have not been changed for many years, there has been 

a longstanding displacement of these needs to places beyond the Green Belt. As set out in 

paragraph 83 of the National Planning Policy Framework, Green Belt boundaries can be altered 

in exceptional circumstances through the preparation of the Local Plan.  

12.29 If exceptional circumstances exist, the alteration of Green Belt boundaries is not inconsistent with 

the National Planning Policy Framework. Section 4 of the Green Belt Assessment (Examination 

Document BE 012) sets out the exceptional circumstances that allow for the review of Green Belt 

boundaries. Question 28 in the housing background paper considers the relationship of the Green 

Belt to the Council’s approach in the Local Plan Strategy (Examination Document SD017). 
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12.29 The following table illustrates the indicative percentage dwelling growth in settlements beyond the 

Green Belt and Settlements Inset within the Green Belt 

Table 12.1: Percentage dwelling growth in settlements beyond the Green Belt and Settlements Inset within 

the Green Belt 

Settlement Green Belt Status 

Existing 

Dwellings 

(2011 

Census) 

Expected No 

of New 

Dwellings 

2010-2030 

Indicative 

Growth in 

Dwellings 

2010-2030 

Congleton Beyond the Green Belt 11981 3500 29.2% 

Alsager Beyond the Green Belt 5834 1600 27.4% 

Sandbach Beyond the Green Belt 8119 2200 27.1% 

Middlewich Beyond the Green Belt 5920 1600 27.0% 

Crewe Beyond the Green Belt 31460 7000 22.3% 

Nantwich Beyond the Green Belt 8536 1900 22.3% 

Wilmslow-Handforth
28

 Inset within the Green Belt 13952 2400 17.2% 

Macclesfield Inset within the Green Belt 24144 3500 14.5% 

Knutsford Inset within the Green Belt 6131 650 10.6% 

Poynton Inset within the Green Belt 5667 200 3.5% 

 

12.30 In summary, the Council has sought to minimize changes needed to the Green Belt so as to 

accommodate a proportion of the needs for development arising in and adjoining the inset 

settlements, whilst at the same time not undermining the overall purposes of the Green Belt 

designation in the area. Delivering sustainable development in those settlements inset within the 

Green Belt and beyond the Green Belt as part of an overall sustainable and balanced approach. 

Physical Constraints 

12.31The Jodrell Bank Radio Telescope is sited to the west of Macclesfield. The operation of the 

telescope would be adversely affected by large multi-storey buildings in ‘line of sight’ of the dish. 

Policy SE 14 of the Local Plan Strategy (Examination Document SD001) applies to this area, 

though it should be noted that the Jodrell Bank Radio Telescope is not an absolute constraint to 

development. 

12.32 There are no other significant physical constraints restricting new development as proposed in the 

Local Plan Strategy. Landscape character, flood risk and ecological resources have each been 

thoroughly researched but do not constitute insurmountable widespread impediments to the 

delivery of those sites. Figure 1 of the Local Plan Strategy contains the Key Diagram for Cheshire 

East (Examination Document SD 001). 

Sustainable Development 

12.33The Plan making approach considered whether the settlement is ‘under performing’ its role, such 

as whether given some key sustainability factors such the existence of a railway station with 

frequent train services could appropriately accommodate more development that its current 

function suggests. Conversely, some places will be more susceptible than others to being at risk 

of losing their distinctiveness if they were to take a significant level of new development. This is 

where the existing characteristics of places come up against the future policy direction of 

settlements. 

                                                           

28
 The figures for Wilmslow and Handforth include the adjacent proposed North Cheshire Growth Village. 
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12.34 Sustainably locating new development is a consideration running through the Local Plan Strategy 

and the availability of existing services in settlements and minimizing the need to travel are key 

factors. Alternatively, the allocation of large scale sites which can then support services and 

facilities that make that particular site sustainable. 

12.35 The appropriate use of broad areas of land, given their synergy with nearby uses and conversely 

the potential adverse impact on neighbouring occupiers, has also been a significant 

consideration. 

Deliverability and Viability 

12.36The occurrence of major site opportunities which could be developed without significant adverse 

impact is another consideration, but such locations are rarely perfectly placed in settlement 

hierarchy or policy restraint terms. 

12.37Deliverability and viability are equally very important factors. Most of the Plan area is attractive to 

developers and sites can be developed profitably, but there are areas of the Borough where 

viability is marginal. 

Sustainability Appraisal / Habitats Regulations Assessment 

12.38The outcomes of the above assessments have influenced the levels of development and 

proposed sites selected in the Local Plan Strategy. 

12.39Each stage of the Local Plan Strategy’s preparation has been appraised through the Sustainability 

Appraisal to ascertain the extent to which the various options, policy proposals and proposed 

allocations would meet the sustainability objectives. The Sustainability Appraisal is an iterative 

and ongoing process and has led to mitigation measures for sites and influenced the selection of 

sites included in the Local Plan Strategy. 

12.40The Habitats Regulations Assessment has provided an assessment of both the individual and 

cumulative impacts of proposals across the Local Plan Strategy. 

Relationship with achievement of Local Plan Strategy Vision and Strategic Priorities 

12.41Local Plan Strategy sites and Strategic locations invariably meet a number of the strategic 

priorities set out in the Local Plan Strategy. A number of sites support a number of Strategic 

Priorities including the provision of housing to meet Strategic Priority 2, employment uses to meet 

Strategic Priority 1 (Chapter 6 of the Local Plan Strategy, Examination Document SD001) 

alongside the delivery of infrastructure improvements, community facilities important to the overall 

plan delivery and achievement of sustainable development in Cheshire East. 

Role of Site Allocations and Development Policies Document 

12.42The approach of the Council to the production of the Local Plan is a not in a single document, 

rather a ‘hybrid’ approach whereby the Local Plan Strategy sets a strategic context including the 

vision, spatial strategy and strategic priorities for the period up to 2030 and also identifies Local 

Plan Strategy sites and Strategic Locations which will accommodate most of the proposed 

development. 

12.43The Site Allocations and Development Policies document will allocate the remaining sites 

proposed for further development and provide detailed policies to be used when considering 

planning applications for new development across the Borough. A Waste DPD will also be 

produced and all three documents will form the Cheshire East Local Plan, alongside the Adopted 

Policies Map. 
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12.44Both Local Plan Strategy sites and Strategic Locations are of a scale considered important for the 

overall delivery of the Local Plan Strategy. The National Planning Policy Framework asks local 

planning authorities to identify a supply of specific developable sites or broad locations for growth 

in years 1-5 and 6-10 and where possible, for years 11-15. Therefore, the approach set out in the 

Local Plan Strategy is considered to be fully accords with that approach. 

12.45The Site Allocations and Development Policies DPD will focus on the identification and allocation 

of sites around Local Service Centres and other settlements and rural areas. However, the Site 

Allocations and Development Policies DPD will allocate a range of sites, including smaller ‘non 

strategic’ sites, in Principal Towns and Key Service Centres to contribute towards the overall 

development strategy and meet the residual development requirements as set out in Appendix A 

of the Local Plan Strategy. 

Other Material Factors 

12.46The sites included in the Local Plan Strategy represent a wide choice and range of sites. A 

number of sites and strategic locations included in the Local Plan Strategy provide a range of 

benefits linked to the Strategic Priorities set out in the Plan and in terms of supporting the delivery 

of infrastructure improvements or the allocation of mixed use sites in order to deliver employment 

and other objectives set out in the Local Plan Strategy 

12.47The methodology for site identification, assessment and analysis of sites is referenced in section 

3 of the Site Justification Paper (Examination Document SD015). Other important factors 

identified include: 

 Existing Planning Policy Status 

 Engagement with Local Communities and Council Members 

 Proposed Use 

 Site Availability 

 Duty to Co-operate discussions 

 

12.48There are other material factors in the Council’s approach to the distribution of development and 

site selection which has influenced the proposals in the Local Plan Strategy and should be 

considered alongside the factors noted above. 

 

12.49In seeking to apportion future housing requirements within a robust spatial strategy, the Council 

has identified Crewe and Macclesfield as the Principal Towns - in the settlement hierarchy as 

places where significant development will be encouraged, to recognise their roles as the most 

important settlements in the Borough 

 

12.50Crewe is also the largest town in Cheshire East and a major economic hub; the overall 

development strategy seeks to meet the key objective of significantly increasing the amount and 

type of employment, responding to the town’s unique location as a strategic gateway in the M6 

Corridor which is attractive to inward investment, particularly given recent announcements such 

as Bentley Motors regarding their £1 billon investment in the town, together with the regeneration 

of existing older areas of the town. 

 

12.51Crewe is identified as a key priority in the Local Plan Strategy in order to deliver the aspirations 

set out in All Change for Crewe: High Growth City (Examination Document BE122) concept which 

is also included in the Strategic Economic Plan for Cheshire and Warrington (Examination 

Document BE124). 

 



68 

12.52Crewe is expected to accommodate development in the order of 7,000 new homes up to 2030 

and 65 hectares of employment land.  The proposals focus on two key greenfield sites (Basford 

East and Basford West) to the south of the town as long standing employment allocations 

requiring enabling housing development to facilitate their delivery alongside infrastructure 

provision including the Crewe Green Link Road South. 

 

12.53Development is largely located to the south of the town in order to take advantage of existing 

employment opportunities and locational advantages in terms of access to the M6. Sites have 

also been identified to support the provision of highway infrastructure improvements such as 

along the Sydney Road corridor and the Crewe Green Roundabout. Investment and growth in 

Crewe is important to address some of the town’s issues including investment required in the 

Town Centre and existing infrastructure, replacement of the towns housing stock and high 

unemployment levels in parts of the town. 

 

12.54Macclesfield is expected to accommodate development in the order of 3,500 new homes and 15 

hectares of employment land. The emphasis is similarly on attracting new business opportunities, 

whilst creating a vibrant town centre through the provision of retail, arts, leisure, tourism and 

cultural facilities. New residential development is envisaged of around 2,250 new dwellings on 

strategic sites providing a mix of house types, about 500 of which are envisaged to be located on 

previously developed land within the urban area. It is acknowledged that the town’s location within 

the Green Belt, added to limitations in the local highway infrastructure, is a key constraint to new 

housing and employment development.  

 

12.55The Key Service Centres provide a range of services and opportunities for employment, retail and 

education, serving a wide catchment area with good public transport links to both the Principal 

Towns and beyond.  

 

12.56Alsager is expected to accommodate in the order of 35 hectares of employment land and 1,600 

new homes up to 2030, the future regeneration of the Radway Green employment area is 

expected to enhance the town’s employment role in line with its position in the Settlement 

Hierarchy.  Alsager and the site at Radway Green will be attractive to future investment and the 

market given its proximity to the M6 to boost economic growth in the town, increase jobs density 

and reduce out commuting from the town. This will be complemented by the development of 

around 1,250 new dwellings on three key sites, one of which represents a new urban extension to 

the west of the town. 

 

12.57Congleton is expected to accommodate in the order of 3,500 new homes and 24 hectares of 

employment land up to 2030. The focus for Congleton is high quality employment led growth 

facilitated by the construction of a link road between the A536 and A534 to open up the possibility 

of inward investment and growth through extensions to existing employment sites alongside 

commercial and residential development. The Council, in association with potential development 

partners, will continue to explore the necessary funding regimes to deliver the Congleton Link 

Road as a key piece of infrastructure including a crossing over the River Dane, which could 

release land for up to 2,200 new dwellings by the end of the plan period and address traffic 

congestion issues in the Town. 

 

12.58Handforth lies adjacent to the Green Belt on the northern margins of the Borough and hence very 

limited growth is envisaged and no strategic sites have been identified in the Local Plan Strategy-

Submission Version. New employment land and development will be provided nearby at the 

adjacent North Cheshire Growth Village. 
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12.59Knutsford is expected to accommodate in the order of 10 hectares of employment land and 650 

new homes up to 2030. The Town is prosperous with good transport links to both the M6 and 

M56. As one of the two key historic towns in Cheshire East, there is a strong emphasis on 

maintaining and enhancing the town’s local heritage and distinctiveness. Development land is in 

short supply in Knutsford and Green Belt / infrastructure constraints limit the town’s options for 

future growth. There is therefore a focus on regenerating brownfield sites and minimising any 

incursions into the Green Belt resulting in the future release of a limited quantum of new housing 

land, capable of accommodating about 500 new dwellings.  

 

12.60Middlewich is expected to accommodate in the order of 75 hectares of employment land and 

1,600 new homes up to 2030. The primary focus for new development in Middlewich is based 

upon employment growth. There is also the prospect of delivering an Eastern Bypass, which will 

release a significant extension to the Midpoint 18 Business Park. Housing growth of around 850 

new dwellings can be accommodated on two large scale sites, neither of which is dependent 

upon the construction of the link road, in the case of both Glebe Farm and Midpoint 18 Extension, 

helping to enable the delivery of the Middlewich Eastern Bypass.  The town is also tightly 

constrained by the Council’s Borough boundary to the north, restricting the possibility of allocating 

strategic sites in that area to meet the Council’s own needs. 

 

12.61Nantwich is expected to deliver in the order of 3 hectares of employment land and 1,900 new 

homes by 2030. It is the other key historic town in Cheshire East and, as in the case of Knutsford, 

sensitivity must be applied to maintain and enhance its heritage and local distinctiveness. Future 

housing growth of around 1,250 new dwellings will principally rely upon a major urban extension 

to the north of the town together with mixed use development schemes, providing for both homes 

and jobs with good access to the town centre. 

 

12.62Poynton is expected to accommodate in the order of 3 hectares of employment land and 200 new 

homes up to 2030. Due to its location close to the Green Belt on the northern edge of the 

Borough, a restrictive approach to new housing development has been adopted in Poynton. 

Hence, no strategic sites have been identified in the Local Plan Strategy-Submission Version but 

will be identified in the Site Allocations and Development Policies document. 

 

12.63Sandbach is expected to deliver in the order of 20 hectares of employment land and 2,200 new 

homes by 2030. As a popular market town, there has been a continuing demand for new housing, 

evidenced by several recent housing appeals, and as in the case of Nantwich, future growth is to 

be focused on the release of a mixed use site providing both homes and jobs. Up to 200 new 

dwellings are planned for release on one strategic site allocation.  

 

12.64The site proposed for allocation in the Local Plan Strategy Submission Version has been selected 

to help deliver the Vision and Strategic Priorities of the Borough, whilst helping to meet the 

development needs of Sandbach.  The site is located adjacent to junction 17 of the M6 motorway, 

with a site specific principle being to make appropriate contributions to the motorway junction’s 

improvements.  The proposed allocation is also for a mixed use development including 

employment and housing, having a positive impact on sustainability. 

 

12.65A number of sites have recently been granted planning permission for residential development on 

appeal; therefore the amount of land needed to be allocated for development during the Plan 

period is lower than might be expected, when taking into consideration its expectations in Policy 

PG 6 in the Local Plan Strategy Submission Version. 
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12.66Wilmslow is expected to accommodate in the order of 8 hectares of employment land and 400 

new homes. Whilst the settlement strategy identifies Wilmslow as a key service centre, its location 

close to the Green Belt restricts its expansion potential. Hence, a modest development 

programme of only 275 new dwellings is proposed during the plan period focused upon two 

strategic housing allocations.  

 

12.67The Local Service Centres identified in the settlement hierarchy were Alderley Edge, Audlem, 

Bollington, Bunbury, Chelford, Disley, Goostrey, Haslington, Holmes Chapel, Mobberley, 

Prestbury, Shavington and Wrenbury. With the exception of Shavington, which is proposed to 

accommodate two strategic sites in the Local Plan Strategy - Submission Version, these 

settlements will generally accommodate only small-scale development to meet localised needs 

and priorities. Some may require a re-assessment of Green Belt boundaries where anomalies 

occur, but a general aggregated target of around 2,500 new dwellings is proposed during the plan 

period, which equates to about 8% of the overall housing requirement. A large percentage of this 

requirement has already been met through completions and current commitments. The residual 

amount will be allocated at the next stage of the local plan preparation in the Site Allocations and 

Development Policies Document. 

 

12.68The Site Allocations and Development Policies document will also consider the ‘other settlements 

and rural areas’ level in the settlement hierarchy which is expected to accommodate up to 2,000 

dwellings up to 2030; again over 1,000 of this requirement has already been met by completions 

and commitments. 

 

12.69There is a New Settlement (North Cheshire Growth Village) which is expected to accommodate 

up to 1,850 new homes and 12 hectares of employment land.  This will create a new sustainable 

settlement alongside the delivery of infrastructure benefits, including new community and leisure 

facilities, a new primary school, open space and new health infrastructure. The concept of a new 

village is considered to meet the aims of national policy through the concentration of development 

in order to deliver sustainable development and mitigate impacts. 

 

12.70In addition, an employment improvement area has been identified at an established employment 

area at Wardle to enable a comprehensive approach to the future development of the site. 

Alderley Park has also been identified in the Local Plan Strategy as an opportunity site with 

Cheshire East Council working alongside AstraZeneca to maximise the potential of this site as a 

specialist employment facility. 

 

12.71The distribution of new housing development in the Local Plan Strategy -Submission Version 

broadly reflects the settlement hierarchy with the quantum of development, including existing 

commitments and completions, apportioned as follows:  

 Principal Towns – 10,500 new dwellings and 80 hectares of employment land  

 Key Service Centres – 12,050 new dwellings and 188 hectares of employment land 

 New Settlement – 1,850 new dwellings and 12 hectares of employment land 

 Local Service Centres – 2500 new dwellings and 5 hectares of employment land 

 Other Settlements and Rural Areas – 2000 new dwellings and 5 hectares of employment 

land 

Summary 

12.72Option 7 (hybrid approach) was the basis by which development has been distributed in the 

Local Plan Strategy based on the settlement hierarchy and other factors noted above. This 

would enable the maximum use of existing infrastructure and resources to allow homes, jobs 
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and other facilities to be located close to each other. The option also sought to provide a level 

of development in the Principal Towns and Key Service Centres that would generally be able 

to have a lower impact on these settlements than the other options. The provision of two new 

settlements would meet an objectively assessed level of development and be of a sufficient 

size and character to be considered sustainable communities. 

12.73Option 7 also provided for more development in the rural areas helping to retain existing 

services and facilities and ensuring their vitality over the Plan period. The factors noted above 

have influenced the basis and justification of both the level of development and should be read 

alongside the responses to question 26 of the Housing Background Paper (Examination Paper 

SD017) and Section 3 of the Site Justification Paper (Examination Document SD015). Figure 2 

(above) illustrates the approach to the distribution of housing development sought to minimize 

changes needed to the Green Belt so as to accommodate a proportion of the needs for 

development arising in and adjoining the inset settlements, whilst at the same time not 

undermining the overall purposes of the Green Belt designation in the area and providing for 

sustainable development in the Borough. 

12.74Finally, it should be noted that a number of Local Plan Strategy Sites and Strategic Locations 

have planning permission or have a planning application submitted. A position as at 4th July 

2014 is presented below: 

 

Table 12.2: Planning Application Status of Local Plan Strategy Sites and Strategic Locations 

Strategic Sites Application 

Reference 

Comments 

CS 1 Basford East, 

Crewe  

14/2485N  Outline application for phase 1 development has been submitted and yet 

to be determined – 490 dwellings and site for a primary school   

CS 2 Basford West, 

Crewe  

PO3/1071 

13/0336N 

14/0378N 

 Various resolutions to grant planning permissions for employment and 

residential uses subject to legal agreements in line with the aspirations 

set out in Policy CS2 of the Local Plan Strategy    

CS 5 Sydney Road, 

Crewe  

13/2055N Outline planning approval for up to 240 dwellings on part of the site – 

resolution to grant subject to the signing of a S106 Legal agreement 

CS 6 The Shavington / 

Wybunbury Triangle  

12/3114N 

14/1161N 

 

Outline planning approval for up to 360 dwellings. Application submitted 

to vary condition 30, to increase the numbers on the site to 400 dwellings 

(ref 14/1161N). Application reference 14/1161N yet to be determined 

CS 7 East Shavington 13/2069N Outline application for up to 275 dwellings submitted 17/05/13. An appeal 

was lodged subject to non-determination on 17/12/13. On 2/04/14 

Strategic Planning Board resolved to contest the appeal on the grounds 

of highways impact. The Council’s highway concerns with regard this 

scheme have been addressed through a Section 106 package and 

therefore on this basis the Council has invited the Inspector to allow the 

appeal. 

CS 12 Twyfords and 

Cardway, Alsager  

11/4109C 

 

Planning Permission has been granted, subject to S106, on an area 

representing just over half the northern section of the site. The proposal 

is 335 homes etc and a new Sainsbury’s.   

CS 13 Former 

Manchester 

Metropolitan University 

Campus, Alsager 

10/3831C An application mixed use development including up to 300 homes has 

been submitted.  

CS 16 Giantswood 

Lane South, Congleton  

14/1680C - Outline application for residential development comprising up to 96no. 

dwellings including access has been submitted but not yet determined 

CS 19 Parkgate 

Extension, Knutsford  

13/2935 

 

Approved subject to signing of Section 106  
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Table 12.2: Planning Application Status of Local Plan Strategy Sites and Strategic Locations 

Strategic Sites Application 

Reference 

Comments 

CS 20 Glebe Farm, 

Middlewich  

13/3449C An outline planning application for the majority of the site was approved 

subject to conditions and the signing of a Section 106 Agreement at a 

meeting of the Strategic Planning Board held on 2
nd

 April 2014.  The 

application is for a residential development of about 450 dwellings, a 

retail unit (A1, A2, A3, A4 and/or A5) and supporting infrastructure.  

CS 21 Kingsley Fields, 

Nantwich  

13/2471N Resolution to grant approval, subject to S106, for an outline application 

was made at Strategic Planning Board on 5/02/14, for 1,100 homes, 1.82 

hectares of B1 use a potential primary school, community facility, local 

centre, allotments, recreational open space and associated landscaping, 

highway access, road and pedestrian and cycle links. 

CS 22 Stapeley Water 

Gardens, Nantwich  

14/2155N Full planning application submitted on 29/04/14 for 171 dwellings 

CS 24 Land adjacent to 

J17 of M6, south east 

of Congleton Road, 

Sandbach  

12/3948C 

12/4874C  

13/5239C  

13/5242C  

12/3948C - outline application for commercial development comprising of 

family pub/restaurant, 63 bedroom hotel, drive through cafe, eat in cafe 

and office and light industrial commercial units with an adjacent 

residential development of up to 250 dwellings. The proposal also 

includes associated infrastructure and access.  This is for the northern 

area of the site. Now with resolution to grant subject to legal agreement 

12/4874C - outline permission granted on 20/11/13 for residential 

development, comprising 50 homes, including 15 affordable homes to 

include an area of public open space and a children's play area for the 

south western area of the site. 

13/5239C- undetermined reserved matters application following outline 

approval (12/4874C) for residential development, comprising 50 homes, 

including 15 affordable homes to include an area of public open space 

and a children's play area for the south western area of the site. 

13/5242C - undetermined full application for a residential development 

comprising 146 dwellings, access and associated works for the south 

western area of the site. 

CS 25 Adlington Road, 

Wilmslow  

14/0007M 

 

204 dwellings (resolution to grant planning permission subject to S106 

Agreement). 

CS 28 Wardle 

Employment 

Improvement Area 

13/2035N 

(part of the 

site)  

 

Outline planning approval including access for employment development 

comprising  light Industry, general industrial and storage and distribution 

uses (B1(C)/B2/B8 Use Classes) 

Strategic Locations 

Strategic Location SL 1 

Central Crewe  

13/3102N 

13/4382N 

 P07/0639 

13/3102N - Bombardier, West Street – full approval for 143 dwellings 

granted 20/12/13 

13/4382N - Sir William Stanier Community School, Ludford Street, full 

approval for 107 dwellings   

P/07/0639 – Mixed use development 

Strategic Location SL 5 

White Moss Quarry, 

Alsager  

13/4132N Outline Planning Application (ref 13/4132N) received for residential 

development, 100-120 bed extra care facility etc. This application has not 

yet been determined.   
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Section 13: Question 1E – Scope for further site allocations and “non-strategic” 

sites 
The Inspector understands that various Strategic Growth Options and Spatial Options were considered 
during the preparation of the Plan.  The submitted Plan allocates Strategic Sites and Strategic 
Locations, ranging from 75-1,650 dwellings, which account for 80-90% of the residual 
expected/proposed provision, leaving sites for just over 3,000 dwellings to be allocated in the 
subsequent Site Allocations Plan29; employment sites vary from 3-61ha, accounting for 90-120% of 
residual expected/proposed provision, with just over 11ha of employment land to be allocated in the 
subsequent plan.  The Inspector would like to know the definition of a “Strategic Site/Location”, whether 
there is any further scope to allocate additional sites in the subsequent Site Allocations Plan, and 
whether the Council has considered the possibility of allocating a range of smaller “non-strategic” sites 
to contribute to the overall development strategy. 

 

Council’s Response 

13.1 The introduction to Chapter 15 of the Local Plan Strategy (Examination Document SD001) clearly 

sets out the approach to dealing with Local Plan Strategy sites and Strategic Locations.  

13.2The National Planning Policy Framework asks Local Planning Authorities to identify a supply of 

specific developable sites or broad locations for growth in years 1-5 and 6-10 and where possible 

for years 11-15. The Local Plan Strategy identifies both Local Plan Strategy sites and Strategic 

Locations to achieve this. 

13.3 Local Plan Strategy sites are those where the intended uses and location of development is 

precisely defined on the Policies Map and are considered deliverable in the short to medium term 

with certainty in respect the timing and site boundaries. 

13.4 Local Plan Strategy Strategic Locations are broadly defined areas of land with the capacity to 

deliver proposals of strategic importance; where definitive site boundaries and intended uses will 

be included and allocated in the Site Allocations and Development Policies document.  

13.5 A number of the Strategic Locations are broadly defined areas of land with their boundaries and 

timing for delivery requiring further definition, for example, through the delivery of major highways 

schemes such as the Congleton Link Road, which will define the northern boundary of the 

Strategic Locations SL6 (Back Lane / Radnor Park, Congleton), SL7 (Congleton Business Park 

Extension) and SL8 (Giantswood Lane to Manchester Road, Congleton). Precise boundaries of 

Strategic Locations will be defined in the Site Allocations and Development Policies Development 

Plan Document. 

13.6 Both Local Plan Strategy sites and Strategic Locations are of a scale considered important for the 

overall delivery of the Local Plan Strategy. The consideration of importance relates partly to scale 

in terms of their being large strategic sites in the Local Plan Strategy such as Kingsley Fields in 

Nantwich (Local Plan Strategy reference CS21) whilst others are as important in dealing with key 

                                                           

29
   Submission Plan: Appendix A; Table A.6 
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infrastructure or other objectives, for example site CS4 at Crewe Green which is important to 

facilitate the delivery of highway improvements at Crewe Green Roundabout. 

13.7 The approach of the Council to the production of the Local Plan is a not in a single document; 

rather a ‘hybrid’ approach whereby the Local Plan Strategy sets a strategic context including the 

vision, spatial strategy and strategic priorities for the period up to 2030 and also identifies Local 

Plan Strategy sites and Strategic Locations which will accommodate most of the development 

intended. 

13.8 The Local Plan Strategy is planning to meet the full objectively assessed needs of the Borough. It 

is a strategy document dealing with strategic sites and locations. The Local Plan Strategy 

allocates the majority of the supply required to meet the overall development strategy set out in 

policy PG1 (Overall Development Strategy). 

13.9 The Site Allocations and Development Policies DPD will focus on the identification and allocation 

of sites around Local Service Centres and other settlements and rural areas. However, the Site 

Allocations and Development Policies DPD will allocate a range of sites including ‘non-strategic’ 

sites in Principal Towns and Key Service Centres to contribute towards the overall development 

strategy and meet the residual development requirements as set out in Appendix A of the Local 

Plan Strategy. Appendix A seeks to over allocate land in order to provide for flexibility for delivery 

throughout the Plan period. 

13.10The level of development at Site Allocations has varied over time in the desire to provide certainty 

to enable growth not to be constrained; hence Local Plan Strategy sites are allocated now. There 

is opportunity for more (or less) development to come forward via site allocations. A Waste DPD 

will also be produced and all three documents will form the Cheshire East Local Plan, alongside 

the Adopted Policies Map. 
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Section 14: Question 1F – Planning Practice Guidance 
In March 2014, the Government issued Planning Practice Guidance30 to accompany the NPPF.  It 
would be helpful if the Council would review the Plan and its preparation in the light of this new 
guidance. 

 

Council’s Response 

A review of Cheshire East Local Plan Strategy Submission Document and its preparation 

against the latest Planning Practice Guidance. 

Position statement – July 2014 

14.1 The Cheshire East Local Plan Strategy (Examination Document SD001) has been assessed 

against the requirement of PPG; in order to establish that the Plan complies with the latest 

guidance and that the authority is satisfied that the chosen methodologies are appropriate and 

justifiable in achieving a sound plan. 

14.2 Cheshire East has also undertaken a full review of the Local Plan Strategy using the PAS 

Soundness Self Assessment Toolkit to ensure that it accords with the NPPF principles. A 

separate review of the Plan has also been completed to check it meets the Town and Country 

Planning (Local Planning) (England) Regulations 2012. 

14.3 Cheshire East Council is satisfied that the preparation of the Plan and the evidence base, have 

been prepared in accordance with NPPF and Planning Practice Guidance. 

14.4 In the table below, the relevant Local Plan Strategy Policy and key pieces of supporting evidence 

have been listed against each of the PPG chapter headings. This is to illustrate how the Local 

Plan Strategy has addresses each chapter of the PPG. The key evidence documents listed, in 

support of the policies, help to show how the Local Plan Strategy has been prepared in 

accordance with the Planning Practice Guidance. However, the complete evidence base as been 

complied over four years and comprises numerous documents. All additional supporting evidence 

(Including those listed in the table below), can be found on the Cheshire East Website’s 

Examination Library. http://cheshireeast-consult.limehouse.co.uk/portal/planning/cs/library 

14.5 In addition, a number of key issues, such as how Cheshire East Council has addressed its 

objectively assessed housing and employment needs, are dealt with in the detailed response to 

Question 1a. 

 

 

 

 

                                                           

30
  http://planningguidance.planningportal.gov.uk/  Planning Practice Guidance [DCLG: March 2014] 

http://cheshireeast-consult.limehouse.co.uk/portal/planning/cs/library
http://planningguidance.planningportal.gov.uk/
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Table 14.1: Assessment of Planning Practice Guidance  

  PPG Sections  Development 

Management 

Issues 

Local Plan Strategy Policies and Key evidence  

Advertisements Development 

Management Issue 

covered by 

Regulations 

 Primary Shop frontages will be covered in the Site 

Allocations and Development Policies document 

 

 

 

 

Air quality    LPS Policy SE12:Pollution,Land Contamination and Land 

Instability 

 SD003 – Local Plan Strategy Submission Sustainability 

(Integrated) Appraisal 

 BE136 Air Quality Action Plan 2011  

Appeals  Development 

Management  Issue 

covered by 

Regulations 

 

Before submitting an 

application  

 

Development 

Management  Issue 

covered by 

Regulations 

 

Climate change    LPS Renewable and Low Carbon Energy paragraph 13.71 

 LPS Policy SE8 Renewable and Low Carbon Energy  

 BE020 - Climate Change and Sustainable Energy Policy 

Study  

 SD003 – Local Plan Strategy Submission Sustainability 

(Integrated) Appraisal 

Conserving and 

enhancing the historic 

environment 

  LPS Policy SE7 The Historic Environment 

 Conservation Area Appraisals developed for Conservation 

Areas across Cheshire East.( dates various)  

Consultation and pre-

decision matters 

Development 

Management  Issue 

covered by 

Regulations 

 

Crown Development   LPS Site CS 4 Crewe Green includes land of the Duchy of 

Lancaster  

 LPS Site CS 37 South Cheshire Growth Village includes 

land of the Duchy of Lancaster 

Design    LPS Policy SE 1 Design 

 Local Design Awards 

 Cheshire Landscape Character Assessment 

 Conservation Area Appraisals development for 

Conservation Areas across Cheshire East. 

 Village Design Statements 

Determining a planning 

application 

Development 

Management  Issue 

covered by 

Regulations 

  

Duty to cooperate    LPS Chapter 3 Duty to Co-operate 

 SD013 Duty to Co-operate Statement of Compliance 

 SD014 Duty to Co-operate Statement of Compliance 

Annex – record of engagement 

http://planningguidance.planningportal.gov.uk/blog/guidance/advertisments/
http://planningguidance.planningportal.gov.uk/blog/guidance/air-quality/
http://planningguidance.planningportal.gov.uk/blog/guidance/appeals/
http://planningguidance.planningportal.gov.uk/blog/guidance/before-submitting-an-application/
http://planningguidance.planningportal.gov.uk/blog/guidance/before-submitting-an-application/
http://planningguidance.planningportal.gov.uk/blog/guidance/climate-change/
http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-environment/
http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-environment/
http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-environment/
http://planningguidance.planningportal.gov.uk/blog/guidance/consultation-and-pre-decision-matters/
http://planningguidance.planningportal.gov.uk/blog/guidance/consultation-and-pre-decision-matters/
http://planningguidance.planningportal.gov.uk/blog/guidance/crown-development/
http://planningguidance.planningportal.gov.uk/blog/guidance/design/
http://planningguidance.planningportal.gov.uk/blog/guidance/determining-a-planning-application/
http://planningguidance.planningportal.gov.uk/blog/guidance/determining-a-planning-application/
http://planningguidance.planningportal.gov.uk/blog/guidance/duty-to-cooperate/
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Table 14.1: Assessment of Planning Practice Guidance  

  PPG Sections  Development 

Management 

Issues 

Local Plan Strategy Policies and Key evidence  

Ensuring effective 

enforcement 

Development 

Management  Issue 

covered by 

Regulations 

 

Ensuring the vitality of 

town centres  

  LPS Policy EG 5 Promoting a Town Centre First Approach 

to Retail and Commerce 

 BE010 Cheshire Retail Study 

 BE040 Annual Monitoring Report 2008 – 09 

 BE026 Annual Monitoring Report 2009 – 10 

 BE140 Annual Monitoring Report 2010 - 11 

 BE139 Annual Monitoring Report 2011 – 12 

 BE 050 Annual Monitoring Report 2012 – 13 

 BE 046 Determining the Settlement Hierarchy 

Environmental Impact 

Assessment 

Development 

Management  Issue 

covered by 

Regulations 

 

Flexible options for 

planning permissions 

Development 

Management  Issue 

covered by 

Regulations 

 

Flood Risk and Coastal 

Change  

  LPS Policy SE 13 Flood Risk and Water Management 

 BE016 Preliminary Flood Risk Assessment 

 BE017 Strategic Flood Risk Assessment   

Hazardous Substances  

 

  LPS Policy SE 12 Pollution, land Contamination and land 

instability  

 LPS Policy  SE 11 Sustainable Management of Waste 

 Forthcoming Waste Development Plan Document (DPD) as 

set out in the Local Development Scheme will contain 

specific policies and site allocations.  

 BE030 Commercial and Industrial Waste Streams in the 

North West 

 BE031 Construction, Demolition and Excavation Waste 

Streams in the North West 

Health and wellbeing   LPS Policy SC3 Health and Well-being 

 Cheshire East Health and Wellbeing Strategy 2013-2014 

Housing and economic 

development needs 

assessments 

  LPS Policy PG1 Overall Development Strategy 

 BE001 Strategic Housing Market Assessment Update 

 BE 009 Employment Land Review 

 SD019 Population Projections and Forecasts Background 

Paper 

 Please refer to paper on Objectively Assessed Needs as 

an Annex 1 to this paper 

Housing and economic 

land availability 

assessment 

  BE 009 Employment Land Review 

 BE005 Strategic Housing Land Availability Assessment (to 

be published imminently) 

 BE006 Five year housing land supply position statement 

 

Land affected by 

contamination  

  LPS Policy SE12 Pollution, land Contamination and Land 

Instability 

http://planningguidance.planningportal.gov.uk/blog/guidance/ensuring-effective-enforcement/
http://planningguidance.planningportal.gov.uk/blog/guidance/ensuring-effective-enforcement/
http://planningguidance.planningportal.gov.uk/blog/guidance/ensuring-the-vitality-of-town-centres/
http://planningguidance.planningportal.gov.uk/blog/guidance/ensuring-the-vitality-of-town-centres/
http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment/
http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment/
http://planningguidance.planningportal.gov.uk/blog/guidance/flexible-options/
http://planningguidance.planningportal.gov.uk/blog/guidance/flexible-options/
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/
http://planningguidance.planningportal.gov.uk/blog/guidance/hazardous-substances/
http://planningguidance.planningportal.gov.uk/blog/guidance/health-and-wellbeing/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
http://planningguidance.planningportal.gov.uk/blog/guidance/land-affected-by-contamination/
http://planningguidance.planningportal.gov.uk/blog/guidance/land-affected-by-contamination/
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Table 14.1: Assessment of Planning Practice Guidance  

  PPG Sections  Development 

Management 

Issues 

Local Plan Strategy Policies and Key evidence  

Updated 12,06.14 

Land Stability   LPS Policy SE12 Pollution, land Contamination and Land 

Instability 

 Cheshire Brine Pumping ( Compensation for Subsidence) 

Act, 1952 

Lawful development 

certificates 

Development 

Management  Issue 

covered by 

Regulations 

 

Light pollution   LPS Policy SE12 Pollution, Land Contamination and Land 

Instability 

 Paragraph  13.128 of LPS 

 Paragraph  13.129 of LPS 

Local Plans   The Local Plan Strategy is part of the complete 

Development Plan for Cheshire East, being produced in 

accordance with NPPF, and current planning regulations 

(2012). 

Making an application Development 

Management  Issue 

covered by 

Regulations 

 

Minerals   LPS Policy SE10- Sustainable Provision of Minerals. 

 BE027 Cheshire East Local Aggregate Assessment   

 SD003 Sustainability (Integrated) Appraisal 

 Further details regarding the policy and site allocations 

relating to Minerals will be dealt with at Site Allocations 

stage. 

Natural Environment   LPS Policy SE3 Biodiversity and Geodiversirty 

 SD004 HRA Final Report 

 Cheshire Region Biodiversity Action Plan 

 LPS Policy SE4 The Landscape 

 Key Evidence Cheshire Landscape Character Assessment 

(2008) 

 LPS SE 5 Trees and woodlands 

 LPS SE6 Green Infrastructure 

 BE018 Cheshire East Open Space Assessment    

 BE015 Cheshire East Green Space Strategy ( 2013)   

Neighbourhood 

Planning 

  LPS Appendix F- Neighbourhood Planning and its 

relationship to the Plan  

Noise   LPS Strategic Priority 3; Protecting and enhancing quality ( 

pg 52) 

 LPS Policy SE12 Pollution, land Contamination and Land 

Instability 

 Key Evidence ;- Environmental Noise Directive- Noise 

Action plans ( various for Air, Road, Agglomerations) 

 Cheshire Planning Noise Guidelines ( part 1: Mineral and 

Waste Disposal) 1996 

 Noise Pollution: Construction Noise Leaflet 

Open space, sports and 

recreation facilities, 

  LPS Policy PG5 Open Countryside 

http://planningguidance.planningportal.gov.uk/blog/guidance/land-stability/
http://planningguidance.planningportal.gov.uk/blog/guidance/lawful-development-certificates/
http://planningguidance.planningportal.gov.uk/blog/guidance/lawful-development-certificates/
http://planningguidance.planningportal.gov.uk/blog/guidance/light-pollution/
http://planningguidance.planningportal.gov.uk/blog/guidance/local-plans/
http://planningguidance.planningportal.gov.uk/blog/guidance/making-an-application/
http://planningguidance.planningportal.gov.uk/blog/guidance/minerals/
http://www.cheshireeast.gov.uk/PDF/En-LDF-Cheshire-East-LAA-2013.pdf
http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/
http://planningguidance.planningportal.gov.uk/blog/guidance/neighbourhood-planning/
http://planningguidance.planningportal.gov.uk/blog/guidance/neighbourhood-planning/
http://planningguidance.planningportal.gov.uk/blog/guidance/noise/
http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-green-space/
http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-green-space/
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Table 14.1: Assessment of Planning Practice Guidance  

  PPG Sections  Development 

Management 

Issues 

Local Plan Strategy Policies and Key evidence  

public rights of way and 

local green space 

 LPS Policy SC1 Leisure and Recreation. 

 LPS Policy SC 2 Outdoor Sports Facilities  

 Cheshire East Council is currently developing a Playing 

Pitch Strategy using the new Sport England (SE) guidance 

“The emerging Strategy (PPS) is being undertaken in 

partnership with SE and the pitch sport National Governing 

Bodies. It will provide a robust assessment of supply and 

demand by site. which will be developed into a strategy 

containing a site specific action plan for the implementation 

and delivery of the key SE planning objectives 2013) The 

Local Plan Strategy has a strategic overview and the 

detailed work of the PPS will be expressed through the 

Local Plan Site Allocations and Development Policies 

Document in due course 

Planning obligations Development 

Management  Issue 

covered by 

Regulations 

 LPS Policy IN2  Developer Contributions  

 CIL Regulations 

 SD012 Infrastructure Delivery Plan  

Renewable and low 

carbon energy 

  LPS Policy SE 8 Renewable and Low Carbon Energy  

 BE020 - Climate Change and Sustainable  Energy Study 

 BE022 Renewable Energy Policy Study 

 BE014 Landscape Sensitivity to Wind Energy 

Developments  

Rural Housing   LPS Policy SC4  Residential Mix  

 BE001 Strategic Housing Market Assessment 

 LPS Policy SC 5 Affordable Homes 

 Local Housing Needs Survey 

 BE127 Housing Strategy – Moving Forward 

 Cheshire East Housing Strategy 

 LPS Policy  SC 6 Rural Exceptions Housing for Local 

Needs 

 

Strategic environmental 

assessment and 

sustainability appraisal 

  SD003 Local Plan Strategy Submission Sustainability 

(integrated) Appraisal May 2014. The Sustainability 

Appraisal incorporates the environmental assessment 

requirements of the Environmental Assessment of Plans 

and Programmes Regulations 2004  

Travel plans, transport 

assessments and 

statements in decision-

taking  

  LPS Policy CO1 Sustainable Travel and Transport  

 LPS Policy CO2 Enabling Business Growth through 

Infrastructure. 

 LPS Policy CO4  Travel Plans and transport Assessments 

 BE033 Local Transport Plan Strategy Document 

 BE034 Local Transport Plan Implementation Plan 

 SD012 Infrastructure Delivery Plan 

 LPS Appendix C: Parking Standards  

Tree Preservation 

Orders and trees in 

conservation areas 

  LPS Policy SE 5 Trees - Hedgerows and Woodland 

 

Use of Planning 

Conditions 

Development 

Management  Issue 

 LPS Policy IN2 Developer Contributions 

 SD012 Infrastructure Delivery Plan 

http://planningguidance.planningportal.gov.uk/blog/guidance/planning-obligations/
http://planningguidance.planningportal.gov.uk/blog/guidance/renewable-and-low-carbon-energy/
http://planningguidance.planningportal.gov.uk/blog/guidance/renewable-and-low-carbon-energy/
http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/
http://planningguidance.planningportal.gov.uk/blog/guidance/strategic-environmental-assessment-and-sustainability-appraisal/
http://planningguidance.planningportal.gov.uk/blog/guidance/strategic-environmental-assessment-and-sustainability-appraisal/
http://planningguidance.planningportal.gov.uk/blog/guidance/strategic-environmental-assessment-and-sustainability-appraisal/
http://planningguidance.planningportal.gov.uk/blog/guidance/travel-plans-transport-assessments-and-statements-in-decision-taking/
http://planningguidance.planningportal.gov.uk/blog/guidance/travel-plans-transport-assessments-and-statements-in-decision-taking/
http://planningguidance.planningportal.gov.uk/blog/guidance/travel-plans-transport-assessments-and-statements-in-decision-taking/
http://planningguidance.planningportal.gov.uk/blog/guidance/travel-plans-transport-assessments-and-statements-in-decision-taking/
http://planningguidance.planningportal.gov.uk/blog/guidance/tree-preservation-orders/
http://planningguidance.planningportal.gov.uk/blog/guidance/tree-preservation-orders/
http://planningguidance.planningportal.gov.uk/blog/guidance/tree-preservation-orders/
http://planningguidance.planningportal.gov.uk/blog/guidance/use-of-planning-conditions/
http://planningguidance.planningportal.gov.uk/blog/guidance/use-of-planning-conditions/
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Table 14.1: Assessment of Planning Practice Guidance  

  PPG Sections  Development 

Management 

Issues 

Local Plan Strategy Policies and Key evidence  

covered by 

Regulations 

 CIL Regulations 

 

Viability   BE042 Draft Core Strategy and CIL Viability Assessment 

 BE043 Infrastructure Baseline Report 

 SD012 Infrastructure Delivery Plan 

 Policy IN2  Developer Contributions 

 LPS Policy SE 2 Efficient Use of Land  

Water supply, 

wastewater and water 

quality 

  LPS Policy SE13 Flood Risk and Water Management  

 Cheshire East Surface Water Management Plan. 

 Water Environment (Water Framework Directive) (England 

and Wales) Regulations 2003. 

 BE016 Preliminary Flood Risk Assessment 

 BE017 Strategic Flood Risk Assessment   

When is permission 

required?  

Development 

Management  Issue 

covered by 

Regulations 

 

 

 

http://planningguidance.planningportal.gov.uk/blog/guidance/viability-guidance/
http://planningguidance.planningportal.gov.uk/blog/guidance/water-supply-wastewater-and-water-quality/
http://planningguidance.planningportal.gov.uk/blog/guidance/water-supply-wastewater-and-water-quality/
http://planningguidance.planningportal.gov.uk/blog/guidance/water-supply-wastewater-and-water-quality/
http://planningguidance.planningportal.gov.uk/blog/guidance/when-is-permission-required/
http://planningguidance.planningportal.gov.uk/blog/guidance/when-is-permission-required/

