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1. Introduction and Background 
 

1. This Consultation Statement has been prepared in accordance with The 

Neighbourhood Planning (General) Regulations 2012 (SI No. 637) (as amended).  Part 

5 Regulation 15 (1)1 sets out that ‘Where a qualifying body submits a plan proposal or 

a modification proposal to the local planning authority, it must include … (b) a 
consultation statement.’ 
 

2. A ‘consultation statement’ is defined in Regulation 15 (2): ‘In this regulation 
“consultation statement” means a document which— 

(a) contains details of the persons and bodies who were consulted about the 

proposed neighbourhood development plan or neighbourhood development plan as 

proposed to be modified; 

(b) explains how they were consulted; 

(c) summarises the main issues and concerns raised by the persons consulted; and 

(d) describes how these issues and concerns have been considered and, where 

relevant, addressed in the proposed neighbourhood development plan or 

neighbourhood development plan as proposed to be modified.’ 

3. National Planning Practice Guidance2 provides further advice: 

 ‘What is the role of the wider community in neighbourhood planning? 

A qualifying body should be inclusive and open in the preparation of its neighbourhood 

plan or Order and ensure that the wider community: 

• is kept fully informed of what is being proposed 

• is able to make their views known throughout the process 

• has opportunities to be actively involved in shaping the emerging   

 neighbourhood plan or Order 

• is made aware of how their views have informed the draft neighbourhood plan 

or Order. 

Paragraph: 047 Reference ID: 41-047-20140306  

Revision date: 06 03 2014 

 

4. Over Alderley Parish Council has been very committed to fully engaging with local 

residents, landowners and stakeholders throughout the NDP process. 

 

5. This Consultation Statement describes the various public consultation processes 

involved in each step in the preparation of Over Alderley NDP. The work on the NDP 

has taken place over a couple of years and public consultation at key stages has been 

key to the Plan’s preparation throughout. 

 
1 https://www.legislation.gov.uk/uksi/2012/637/regulation/15 
2 https://www.gov.uk/guidance/neighbourhood-planning--2 
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2. First Steps  
 

1. The Parish Council decided to prepare a Neighbourhood Plan in June 2020 and the 

Over Alderley NDP neighbourhood area was designated on 7th June 2021 – see Map 

1. This area is important as the Plan policies can only apply to development within the 

designated Neighbourhood Plan Area (Over Alderley Parish). 

 

2. A steering group of local people and parish councillors was formed in summer 2021 

and has met regularly to oversee the Plan’s preparation. The meetings were held in 
the Reading Room, St Catherine’s Church and online, and occasionally working 

meetings were held in individual’s homes when public rooms were not available. 

 

3. All documents were placed on the Neighbourhood Plan pages of the Parish Council 

website https://overalderleypc.weebly.com/neighbourhood-plan.html .  

 

Early publicity - Copies of Articles in The Messenger 
   

 
March 2020 

 

 
March 2021 

https://overalderleypc.weebly.com/neighbourhood-plan.html
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April 2021 
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3. Vision and Aims Consultation 
 

 

 

1. In early 2022 the steering group published a Vision and Aims3 document for public 

consultation.  The document included a draft Vision, a set of Aims and some possible 

key planning themes which the NDP could address.   

 

2. The document was promoted on the Parish Council website, in the December edition 

of the local newsletter The Messenger, and at a brass band concert event in the 

Reading Room on 4th of December 2021.  Copies of publicity documents are provided 

in Appendix 1. 

 

3. A short questionnaire was provided at the back of the document and stakeholders 

could also use an online questionnaire (see Appendix 2).   

 

4. A copy of the report of the consultation Over Alderley NDP Vision and Aims 

Consultation, January - February 2022 Consultation Responses was published on 

the NDP pages of the Parish Council website.  

 

5. The report is set out below: 

‘Background 

1. As a first step in preparing the Neighbourhood Plan, the NDP Steering Group 

prepared a Vision and Aims document for informal public consultation. 

 
3https://overalderleypc.weebly.com/uploads/7/1/7/1/71711117/vision_and_aims_final_version_7_january_202

2.pdf 

https://overalderleypc.weebly.com/uploads/7/1/7/1/71711117/vision_and_aims_final_version_7_january_2022.pdf
https://overalderleypc.weebly.com/uploads/7/1/7/1/71711117/vision_and_aims_final_version_7_january_2022.pdf
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2. This document explained briefly what NDPs are and how they are used and 

described the process with an estimated timescale for preparing the Over Alderley 

Neighborhood Plan. The document then set out a proposed Draft Vision for the 

NDP and 6 Draft Aims. 

3. The Vision document also identified proposed a number of key planning themes 

for the Over Alderley NDP, based on discussions at Steering Group meetings and 

local knowledge of the Parish and relevant planning issues.   

4. These were: 

o Community, Health and Local Infrastructure 

o Heritage 

o Landscape and Wildlife 

o Development and Design and  

o Economy. 

5. A short questionnaire was included with the document inviting local people and 

stakeholders to respond with any comments, to say whether they supported the 

proposed vision, aims and identified planning issues and whether anything 

important had been missed. 

 

Consultation Process 
 

6. A drop-in session to promote the Plan and forthcoming informal consultation was 

held on Saturday 4th December 2021 from 6pm – 7pm in the Reading Room 

(directly before a band concert). 

7. The NDP Vision document and consultation process were publicised in The 

Messager (the parish newsletter which is distributed monthly to local households) 

in December 2021. 

8. Copies of the Vision and Aims document and questionnaire were distributed to 

all local households.  

9. The document and the questionnaire were published on the parish council 

website: https://overalderleypc.weebly.comin in early 2022. 

10. Questionnaires could be detached, completed, and returned to a local parish 

councillor or to the Parish Clerk.  Photographs of completed surveys could be 

emailed to clerk.overalderleypc@gmail.com or the survey could be completed 

online at https://overalderleypc.weebly.com/ . 

 

Summary of Responses 
 

11.  9 completed forms were returned, with some providing joint responses from 

more than 1 individual. 

12.  The responses are set out in Table 1 below. 

13. Respondents were also asked if they would like to be kept informed about the 

Plan’s progress and future consultations and a number asked to be contacted. 

14. Overall, the responses demonstrated general support for the proposed approach 

in the NDP and provided more detail about local peoples’ concerns in particular 
in relation to issues such as traffic and road safety, poor design and impacts of 

local businesses on the rural area.  Some of the ‘non planning policy’ issues may 
be addressed through proposed future actions for the parish council and other 

bodies such as Cheshire East Council, working with residents. 

 

  

https://overalderleypc.weebly.comin/
https://overalderleypc.weebly.com/
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Next Steps 

 
15. The Steering Group will use the responses to help shape the policies and 

proposals in the Draft NDP. 

16. There will be further opportunities for residents and stakeholders to comment as 

work is progressed on the draft planning policies and future actions. 

17. The Parish Council and NDP Steering Group are very grateful to all those who 

submitted responses and provided ideas about how the parish could be 

protected and improved.’ 
 

6. The complete responses are provided in Appendix 3 of the Consultation Statement.  

 

7. Although only nine completed questionnaires were returned, the consultation was 

useful in raising local awareness about the NDP and showed that the proposed 

approach was supported by respondents.  In addition, the responses generated a 

number of comments which were used to help shape the supporting text and 

justification, draft NDP policy wording and proposed actions for the Parish Council 

working with other organisations.  

 

8. The consultation responses have been used to inform the policies and proposals in 

the Draft Plan. 

 

4. Informal Consultation on Non Designated Heritage Assets 
 

1. In early 2023 the NDP Steering Group prepared a list of proposed Non designated 

Heritage Assets as part of the work on the Draft Plan. 

 

2. An initial list of local buildings and features of architectural and historical interest with 

justifications was published on the NDP pages of the Parish Council website and 

comments were invited. 

 

3. Hand delivered letters were provided to the building owners / occupiers and the 

proposed list was promoted in the parish newsletter. 

 

4. Copies of the letter and screenshots from the Parish Council website are provided in 

Appendix 4.  
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5. Informal Consultation on Over Alderley Design Codes 
 

 

 

1. Design Codes were prepared for the Parish Council by consultants AECOM to inform 

NDP policies on design.  The Design Codes form an important part of the Plan’s 
evidence base and were prepared with the close involvement of the NDP steering 

group. 

 

2. In March 2023 the draft Design Codes were placed on the NDP pages of the Parish 

Council websites and comments invited - see Appendix 5.  

 

3. The informal consultation was also promoted in the parish newsletter The Messenger 

– see Appendix 5. 
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6. Regulation 14 Consultation – Monday 8th May 2023 until 5pm 

Friday 21st July 2023 
 

 

Drop In event, 19th May 2023 

1. The public consultation on the Over Alderley Draft Neighbourhood Plan was carried 

out in accordance with The Neighbourhood Planning (General) Regulations 2012 (SI 

No. 637) Part 5 Pre-submission consultation and publicity, Regulation 14. This states 

that: 

 

‘Pre-submission consultation and publicity 

14. Before submitting a plan proposal or a modification proposal to the local planning 

authority, a qualifying body must— 

(a) publicise, in a manner that is likely to bring it to the attention of people who live, 

work or carry on business in the neighbourhood area— 

(i) details of the proposals for a neighbourhood development plan or modification 

proposal; 

(ii) details of where and when the proposals for a neighbourhood development plan or 

modification proposal may be inspected; 

(iii) details of how to make representations; 

(iv) the date by which those representations must be received, being not less than 6 

weeks from the date on which the draft proposal is first publicised; and 

(v) in relation to a modification proposal, a statement setting out whether or not the 

qualifying body consider that the modifications contained in the modification proposal 

are so significant or substantial as to change the nature of the neighbourhood 

development plan which the modification proposal would modify, giving reasons for 

why the qualifying body is of this opinion; 

(b) consult any consultation body referred to in paragraph 1 of Schedule 1 whose 

interests the qualifying body considers may be affected by the proposals for a 

neighbourhood development plan or modification proposal; and 
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(c) send a copy of the proposals for a neighbourhood development plan or modification 

proposal to the local planning authority.’ 
 

2. Following advice from Cheshire East Council, the consultation period was extended 

from the minimum 6 week period to allow for the completion of the 5 week consultation 

period for the 3 consultation bodies in relation to the SEA and HRA Screening.   

 

3. The Regulation 14 consultation was publicised in the following ways (see Appendix 

6): 

• Notices on Parish Council noticeboards; 

• The Parish Council website;  

• Notices in the Parish Council newsletter (The Messenger) which is delivered to 

most households in the Parish; and 

• Hand delivery of letters to those households in Alderley Park which do not 

receive The Messenger.  

 

4. The Draft Plan, response forms and other background documents were published on 

the Neighbourhood Plan website: https://overalderleypc.weebly.com/. 

 

5. Hard copies of the NDP and other background documents were provided in the church 

porch of St Catherine’s and in the Reading Room and could be borrowed on request 

from the Clerk to the Parish Council.  They were also available to view at the public 

drop in event. 

 

6. A public drop-in event was held in the Reading Room on Friday 19th May 6.00pm to 

8.00pm and all were welcome to come along and find out more about the NDP. 

 

    
Photos of Drop In event 

 

7. The event was attended by about 18 local residents and stakeholders.  Hard copies of 

the Draft Plan, Design Codes document and response forms were provided and 

members of the steering group and a representative of Kirkwells planning consultants 

were on hand to answer any questions and explain the policies in the Plan.  

 

8. A list of consultation bodies and their contact details was kindly provided by Cheshire 

East Council.  Emails were sent out to these and other local organisations on the 

Parish Council’s and Reading Room’s database.  The list of organisations and a copy 

of the email is provided in Appendix 7. 

 

https://kirkwells-my.sharepoint.com/personal/officepc_kirkwells_onmicrosoft_com/Documents/Shared%20with%20Everyone/Clients%20Work/438%20Over%20Alderley%20NDP/Submission/:%20https:/overalderleypc.weebly.com/
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9. Responses were invited in writing: 

• By email to clerk.overalderleypc@gmail.com, or 

• Post to The Clerk and Responsible Financial Officer, Over Alderley Parish Council, 
The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire CW12 2LB, or 

• Hand delivering them to the return boxes in the Reading Room or church porch. 
Respondents could also bring their written responses to the drop in event. 

 

10. An online response form was also provided on the website 

https://overalderleypc.weebly.com/neighbourhood-plan.html (see Appendix 6) 

 

                 
Response Box in the Reading Room    Copies of documents in St Catherine’s Church 

 

Summary of Responses 

11. The complete responses to the Regulation 14 public consultation are provided in 

Appendix 9. These are: 

• Table 1 Cheshire East Council 

• Table 2 Consultation Bodies and Groups 

• Table 3 Residents and 

• Table 4 Landowners and Developers 

 

12. Cheshire East Council (CEC) recommended further consideration of all OANDP 

policies against policies in the two Local Plan documents to reduce duplication.  The 

NDP steering group undertook this exercise and agreed to various changes to 

policies as suggested.  However, the group did not accept that the landscape policy 

largely duplicated the local plan policies; it was felt that it did provide more detail 

about local characteristics and the policy was retained.  Other changes included 

moving policies and parts of policies to different sections of the Plan and amendments 

to policy wording to improve clarity.  The Council offered to provide several additional 

maps which the group welcomed. 

 

13. CEC also suggested that the Design Codes should just be provided as a separate 

document on the website rather than extracts copied into an Appendix of the Plan 

and the group accepted that this was an appropriate change. 

 

14. Responses were submitted by several consultation bodies including: 

 

• Sport England which provided a standard response. 

https://overalderleypc.weebly.com/neighbourhood-plan.html
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• National Grid and National Gas Transmission both noted they have no record 

of electricity assets within the Neighbourhood Plan area. 

• Historic England which noted that Over Alderley Neighbourhood Plan area 

contains a number of designated heritage assets including listed buildings and 

scheduled monuments and the plan area is also likely to contain many other 

features of local historic, architectural or archaeological value.  HE 

recommended the Parish Council consult with planning and conservation staff 

at CEC and provided some general advice. 

• United Utilities proposed a number of changes to policy wording for policies 

related to sustainable design and wildlife.  The recommendations included 

detailed technical standards for water management and drainage which the 

Parish Council considered were not appropriate to OANDP, but this 

information has been added to an Appendix and is referred to in the relevant 

policy on sustainable design. 

• Local interest group Cheshire Gardens Trust provided some very interesting 

and detailed information about historic landscapes, parks and gardens.  The 

Parish Council decided to consider the relevant areas within the parish for 

possible inclusion in the local list of non-designated heritage assets, subject 

to discussions with officers at CEC. 

 

15. Only a handful of residents provided written comments.  They were generally 

supportive but there were also objections to some of the proposed Non-designated 

Heritage Assets.  The group took further advice from CEC and decided to refer to the 

NdHAs as a ‘candidate list’ until such time as CEC could review the proposed list and 
determine which assets to designate. 

 

16. Detailed responses were submitted by consultants on behalf of several landowners.  

Again, there were some concerns about the proposed local list of non-designated 

heritage assets and the comments were considered as part of the review of the 

complete list. A couple of amendments were made to the NDP’s objectives following 
comments about wording and the need to clarify references to the Green Belt. 

 

17. Representatives of Alderley Park were concerned that the OANDP paid little attention 

to the Park’s significant wider community and economic benefits.  The Parish Council 

considered that as only a very small area fell within the neighbourhood plan area and 

Parish there was no need to include large sections of text describing development 

outside the area and so only a minor change was made to the supporting text. 

   

7. Conclusion 
 

1. This Consultation Statement for the OANDP sets out the informal and formal 

consultation processes which have been undertaken throughout the preparation of the 

NDP. 

 

2. It demonstrates that the Parish Council has been inclusive and open in the preparation 

of its Neighbourhood Development Plan and that the wider community has been kept 

fully informed of what has been proposed, has been able to make their views known 

throughout the process, has had opportunities to be actively involved in shaping the 



Over Alderley NDP – Consultation Statement February 9, 2024 
 

15 

 

emerging Neighbourhood Plan and has been made aware of how their views have 

informed the Draft and Submission versions of the Neighbourhood Plan. 

 

3. The OANDP has given the local community the power to develop a shared vision for 

their area. It provides a local planning framework which has been truly community led, 

and which should help to protect and enhance those assets which are highly valued 

by residents, whilst supporting appropriate sensitive and sustainable development in 

the future. 
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Appendix 1:  Vision and Aims Consultation Publicity 
 

Article in The Messenger, December 2021 

 

 

Article in The Messenger, January 2022 
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Articles in The Messenger, February 2022  
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Appendix 2: Copy of Vision and Aims Questionnaire 
 

Over Alderley NDP - Vision and Aims Questionnaire 

 

Thank you for reading the Visions and Aims Document.  Please complete this short 

questionnaire.  

You can return your completed survey by either posting it to Councillor Wilson at 2 Birtles 

Hall Cottages, Birtles Hall Estate, Birtles Lane, Over Alderley SK10 4RU, or to The Clerk and  

Responsible Financial Officer, Over Alderley Parish Council, The Folly Farm, Swettenham 

Lane, Swettenham, Congleton, Cheshire CW12 2LB.  

 

You can also take a photograph of your completed survey and email it to 

clerk.overalderleypc@gmail.com or you can complete this survey online at  

https://overalderleypc.weebly.com/ . 

 

When you attend a consultation event or return a survey or consultation document, the 

information you provide (personal information such as name, address, email address, phone 

number) will be processed and stored so that it is possible to contact you and respond to 

your correspondence and provide information relating to the Neighbourhood Plan.  Any 

comments submitted may be made publicly available on the Over Alderley Parish Council 

website, or through other local publications, however, all comments will be anonymised prior 

to publication.  Further information relating to privacy and data processing is available on the 

Over Alderley Parish Council website (https://overalderleypc.weebly.com/policies.html) or by 

contacting the Clerk & Responsible Financial Officer. 

Name: 
 
Do you want to be kept informed about the NDP and any future public consultations? 
Yes 
No 
If so, please provide contact details: 
 
 
Q1 Do you support the Draft Vision? 
Yes 
No 
Please provide any comments about how it could be improved. 
 
 
 
Q2 Do you support the Draft Aims?  
Yes 
No 
Please provide any comments about how they could be improved. 
 
 
 
Q3 Do you support the proposed Key Planning Themes and Possible Policies and Actions 
for Over Alderley Neighbourhood Plan, as set out below? 

mailto:clerk.overalderleypc@gmail.com
https://overalderleypc.weebly.com/
https://overalderleypc.weebly.com/policies.html
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Q 3.1 Community Health and Local Infrastructure  
Yes 
No 
Comments 
 
 
 
Q3.2 Heritage  
Yes 
No 
Comments 
 
 
 
 
 
Q3.3 Landscape and Wildlife  
Yes 
No 
Comments 
 
 
 
 
 
Q3.4 Development and Design  
Yes 
No 
Comments 
 
 
 
 
 
Q3.5 Economy  
Yes 
No 
Comments 
 
 
 
 
 
Q4 Please let us know if you disagree with anything or think we have missed anything 
important. 
 
 
 
 
 
 
Q5 Please use the space below to provide us with any further comments about the NDP 
for Over Alderley. 
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Thank you for your time and interest.  

 



Appendix 3: Vision and Aims Consultation Responses 
 

Table 1 Consultation Responses 

 

Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

Draft Vision 
 

Yes  In paragraph 13 you state "there is no main settlement." I 
consider this as inaccurate. I live on Ashbrook Road. The 
Festival Drive and Ashbrook Road area has 20 houses 
and 34 adults and 4 young children. I would have thought 
that we were the "heart" of the village and the main 
settlement 

Amend supporting text 
to include description 
of this area. 

Yes 

 Yes  SSSI for more of it. Suitable restrictions in place for use. 
 

Ensure wildlife 
protection and 
enhancement is 
addressed in policies. 

Policy OA3 

 Yes   Retain Vision Yes 
 Yes   Retain Vision Yes 
 Yes  But how is Vision going to be monitored and who will be 

able to take action when the vision is broken. 
Explain in NDP that 
Vision sets the 
overarching framework 
for NDP policies and 
proposals. 

Yes 

 Yes   Yes indeed if you keep it – see letter Retain Vision Yes 
 Yes   Retain Vision Yes 
 Yes   Retain Vision Yes 
      
Draft Aims 
 

Yes  In encouraging the active use of community assets 
maybe the playground on Ashbrook Road playing fields 
could be improved as currently the swings do not swing 

Include issue in 
supporting text and 

Yes 
 
Policy OA1  
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

and the see saw neither sees nor saws. Maybe a 
climbing frame could be installed? Also, a regular litter 
pick could be organised to discourage the use of the 
playing field for cans of alcohol and drug use. 

possible PC action to 
improve play area. 

and PC Actions 

 Yes  The mixture of pedestrians, cyclists and horse riders 
creates a lot of ‘traffic’. 

Retain Aims Yes 

 Yes   Retain Aims Yes 
 Yes   Retain Aims Yes 
 Yes  As above. Retain Aims Yes 
 Yes   Yes indeed if you keep it – see letter Retain Aims Yes 
 Yes   Retain Aims Yes 
 Yes   Retain Aims Yes 
      
Community 
Health and 
Local 
Infrastructure 

Yes  Maybe the signage for the footpath leading off School 
Lane back to the Edge car park could be improved as 
walkers often miss it and end up on the main road. The 
footpath down Prestbury Road towards Hare Hill is often 
overgrown, causing walkers to use the road which is 
extremely dangerous. At weekends, we often find private 
cars of visitors to the edge parked on Festival Drive and 
Ashbrook Road. Maybe a sign could be provided saying " 
residents parking only" 

Consider as possible 
action for PC 

Yes 
 
PC Actions 

 Yes  Please don’t promote cycling.  More speed restrictions 
please. 

NDP should refer to 
need to shift travel 
behaviour and include 
travel hierarchy 
whereby cyclists have 
a higher priority than 
cars. 

Yes 
 
Policy OA2 and 
PC Actions 
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

Consider speed 
restrictions as possible 
action for PC 

 Yes   Retain theme Yes 
 Yes  Walking is currently unsafe in many areas of the parish.  

There are no proper pavements on Prestbury Road to 
along London Road towards the Wizard The speed limit 
on London Road is too fast and there have been many 
fatal accidents.  The speed limit on Macclesfield Road to 
Knutsford Road is 50mph then when you turn onto Birtles 
Road it is 60mph!! There is no speed limit through Over 
Alderley village. 

NDP should refer to 
need to shift travel 
behaviour and include 
travel hierarchy 
whereby pedestrians 
have a higher priority 
than cars. 
Consider speed 
restrictions as possible 
action for PC 

Yes 
 
PC Actions 

 Yes   Retain theme Yes 
 Yes  Dunge? Farm had to pay considerable cost to get fibre 

optic broadband installed to 7 dwellings.  We need much 
better mobile phone signal to cover all the area. 

Consider policy which 
supports 
improvements in rural 
broadband / 
telecommunications 
infrastructure. 

Yes  
Policy OA8. 

 Yes   Retain theme Yes 
 Yes  Roads in Over Alderley are terrible and must be 

improved. Footpaths need to be better maintained and 
integrated. 

Consider as actions for 
PC. 

Yes 
PC Actions 

      
Heritage Yes  Could a small exhibition of the history of the listed 

buildings be organised? 
Consider as action for 
PC or include heritage 
information in next 
NDP consultation 

Yes 
PC Actions 
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

 Yes  Perhaps you could explore the industries that went on 
here. 

SG to consider 
additional text in NDP 
describing local 
industrial heritage. 

Refer to SG to 
action 

 Yes  This I feel is crucial Retain theme Yes 
 Yes  But development may be required to fund the 

maintenance of such buildings. Eg St Catherines 
consider additional use of building to raise funds for 
upkeep. Library facilities.  Coffee and snacks on 
predetermined days for motorists, cyclists, walkers. 
Meetings facilities. Consider car parking off road etc 

Consider as possible 
future actions for PC. 

Yes  
 
Policies OA1, OA8 
and 
PC Actions 

 Yes  Terrible planning permission grants. Beautiful Cheshire 
Farmhouses demolished and hideous new buildings 
fenced like prisons. 

Design codes and 
NDP policies should 
provide a positive 
framework to help 
ensure future changes 
are well designed and 
sympathetic to local 
character. 

Yes 

 Yes  Vital to preserve our heritage and celebrate the 
endeavours of our ancestors. 

Retain theme Yes 

 Yes   Retain theme Yes 
      
Landscape 
and Wildlife 
 

Yes  With the recent changes to farming subsidies and 
government encouragement of organic farming and 
biodiversity, how will the parish council assist the rural 
farming community? 

Consider possible 
actions for PC to 
support farming 
community. 

Yes  
PC Actions 

 Yes  More biodiversity. More tree planting. Include in policy. Yes 
 Yes  This I feel is crucial Retain theme. Yes 
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

 Yes  A group could volunteer to chart trees of importance and 
local significance and TPOs could be applied for if not 
already in existence.  Planning controls need to be firmly 
upheld to prevent greenfield sites being encroached 
upon for buildings and development purposes. 

Consider as possible 
action for PC. 

Yes  
PC Actions 

 Yes   Retain theme. Yes 
 Yes  Land opposite Dunge Farm (south). Horrendous 

development. Not sufficient power and effort to stop it. 
When will strong action be taken? 

Refer to CEC. PC to action 

 Yes  Traffic is so great and so fast. Wildlife is killed off. Horses 
sped past.  Walkers ignored. Bikes driven off the road. 

NDP to include actions 
to reduce traffic speed 
and encourage better 
driver behaviour. 

Yes 
Policy OA2 and 
PC Actions 

 Yes  Critical to mention conservation and agricultural ties(?) 
and support efforts to encourage natural habitats. 

Include in policy. Yes 

 Yes   Retain theme. Yes 
      
Development 
and Design 

Yes  Given the hideous design of some of the new properties 
in the parish, the parish council needs to be more robust 
in adhering to this policy. 

Retain theme. Yes 
NDP Policies 
OA3, OA6, OA7 

 Yes  Cheshire red brick is hard to come by isn’t it? Mention in supporting 
text? 

Yes 

 Yes  This I feel is crucial Retain theme. Yes 
 Yes   Retain theme. Yes 
   Macclesfield Road from Alderley Edge up to at least the 

Greyhound S bend. Reduction of pollution. Noise levels. 
Road safety required urgently. 40mph limit as has been 
done elsewhere in Cheshire. Footpath from Slade Lane 
to Greyhound S bend for safety and links to other walks. 

NDP to include actions 
to reduce traffic speed 
and encourage better 
driver behaviour. 

Yes – PC Actions 
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

   Speed limits needed.  Better design and good 
development. 

Retain theme. Yes – PC Actions 

 Yes   Retain theme. Yes 
 Yes   Retain theme. Yes 
      
Economy 
 

Yes  Maybe more use could be made of the reading room at 
weekends with the large influx of walkers. I, and I am 
sure many others, would certainly be willing to make and 
sell teas and cakes. (similar to High Leigh cream Teas). 

Consider as possible 
action for PC and 
others. 

Yes  
NDP Policy OA1 

 Yes  Balance is required as you say. Retain theme Yes 
 Yes  However I think the Parish has to be very careful of 

potential impact of certain businesses 
Retain theme and 
include in supporting 
text need for business 
uses to be appropriate 
to rural area. 

Yes 

 Yes   Retain theme. Yes 
 Yes  As above develop uses of St Catherine’s Consider as possible 

action for PC and 
others 

Yes Policy  
OA1 

   Rural life means the residents must work for the 
community or it will die. Splendid isolation is not an 
option. 

Retain theme. Yes 

 Yes   Retain theme Yes  
 Yes   Retain theme Yes 
      
Other 
comments / 
missed 
anything 
 

  You have missed details about the main settlement in the 
parish. Maybe the parish councillors would like to visit us 
and ask all the residents of Ashbrook Road and Festival 
Drive for our views. 

Note settlement in 
NDP and work to 
ensure residents are 
engaged in the 

Yes 
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Section of 
Document 

Support  Object Comments / How could be improved 
 

Implications for Draft 
NDP 

Done? 
(Note - Policy 
numbers refer to 
emerging draft 
plan v1) 

We look forward to the parish councillors improving the 
facilities in the main settlement of the parish. 

process going 
forwards. 

   There should be better understanding on the water flow 
down the hill, speed limits imposed and I do not want to 
encourage cyclists, scramble bikes or quad bikes. So far 
so good is a start.  Please see attached. (Refer to Copy 
in Further comments below) 

Refer to surface water 
issues / flood risk in 
NDP. 
NDP should promote 
walking and cycling 
and aim to reduce 
reliance on cars for 
travel. 

Yes 

   Very well presented. 
However – how will ideas be actioned? The authorities 
seem to have no power. Eg land south of Dunge Farm.  
The landowner has developed a very substantial 
business and causing havoc to land and roads with very 
heavy vehicles. And yet nobody is stopping this. A and I 
for 3 or 4 years have been in regular contact with 
planners and enforcement to avail. 

The NDP policies and 
PC actions can only be 
used in future 
decisions on planning 
etc. 

N/A 

   Care and responsibility is required by all residents and 
respect for the countryside. See my letter attached. 
Thank you. 

Noted. 
These matters largely 
fall outside the NDP. 

N/A 

   Excellent document. Thank you for all you do for the 
parish. 

Noted. N/A 

   Extending the National Trust land. There are many public 
footpaths which are almost inaccessible as there are no 
suitable parking facilities and the footpaths should be 
integrated with the provision at laybys to prevent 
dangerous parking. 

Include improvements 
to footpaths and 
parking as actions for 
PC. 

Yes 
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Further comments / Letters – Referred to Parish Council 
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Article in The Messenger, October 2022 
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Appendix 4: Non designated Heritage Assets 
 

Copy of letter to landowners 

 

 

Dear Householder / Property Owner  

As you may be aware Over Alderley Parish Council is preparing a neighbourhood development plan 

(NDP) for the Parish.   

The NDP will contain locally prepared planning policies to guide decisions about development in the 

Parish up to 2030.  It will have a strong emphasis on design and heritage to help ensure future 

development and changes in the Parish are sympathetic to our beautiful rural environment and built 

heritage. 

As part of the NDP process the Parish Council has been compiling a short list of candidates for local 

listing.  These ‘non-designated heritage assets’ (NDHAs) are buildings and structures of local 
architectural and heritage significance.  NDHAs do not meet the strict requirements for designation 

in the same way as Listed Buildings.   

They do still however make an important contribution to the local distinctiveness and historic 

character of the area and as such can be merited consideration through planning decisions.  National 

and local planning policies recognise this contribution to local character. 

This letter is to inform you that your property: Insert address has been identified as a NDHA because 

it is: A traditional Cheshire farmhouse and outbuildings, white with stone roof. Subserviant to its 

setting, positioned below the level of Birtles Lane at the entrace to the parish. 

A full list of all buildings and structures identified in the Parish can be found on the Parish Council 

website https://overalderleypc.weebly.com/neighbourhood-plan.html . 

The Parish Council would welcome any comments you wish to make about this and would be 

grateful for any further information about your property which may be relevant.  There will also be a 

chance to comment formally when the Draft Plan is published for formal consultation in May 2023. 

For further information please contact: 

Dr Elizabeth Maddock, Clerk of Over Alderley Parish Council 

01477 571444 

clerk.overalderleypc@gmail.com  

Yours faithfully 

Over Alderley NDP Steering Group 

 

 

 

https://overalderleypc.weebly.com/neighbourhood-plan.html
mailto:clerk.overalderleypc@gmail.com
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Screenshots of Over Alderley Parish Council website 
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List and description of Non designated Heritage Assets on Over Alderley Parish 

Council website 

 

Non-designated heritage assets Descrip琀椀on 

Smithy Co琀琀age, Birtles Lane A tradi琀椀onal Cheshire farmhouse and outbuildings, white with stone roof. 
Subservient to its se琀�ng, posi琀椀oned below the level of Birtles Lane at the 
entrance to the parish. 

The Old Mill, Birtles Lane A historic sandstone water mill sensi琀椀vely restored and in keeping with its 
beau琀椀ful surroundings.  

The Vicarage, Birtles Lane A three storey cheshire brick/slate roof Victorian building with decora琀椀ve 
brick banding, decora琀椀ve overhanging eaves and verges and substan琀椀al 
chimneys. Elements of symmetry in the facades with bay and casement 
windows. Signi昀椀cant stone and hedge boundary enclosure forming the 
se琀�ng with the adjacent Grade II listed St Catherine's Church.  

Church Co琀琀age, Birtles Lane Late 19thC Cheshire brick/slate roof co琀琀age formed of three wings with 
varying roof levels, set below the level of Birtles Lane behind a signi昀椀cant 
con琀椀nuous stone boundary wall 

High Lees, Birtles Lane A tradi琀椀onal Cheshire farmhouse, white with slate roof standing in a 
cobbled yard of outbuildings set in woodland 

Varden Town co琀琀ages, Birtles Lane Three Cheshire brick/slate roof tradi琀椀onal co琀琀ages standing directly on 
the edge of the carriageway of Birtles Lane.  Joined with and forming part 
of the se琀�ng of a listed terrace of co琀琀ages set back from the carriageway.  

Reading Room, Birtles Lane Victorian Reading Rooms with Tudor revival black and white 
琀椀mber/render details on the exterior and unique stained-glass windows in 
a prominent posi琀椀on. Stands in a cluster with the Smithy, Greyhound 
House and barns 

Greyhound Smithy, Birtles Lane Part of the fabric of our history. Old Smithy occupies a prominent posi琀椀on 
with greyhound mo琀椀f on the exterior and black and white 琀椀mber/render 
detailing. Stands in between two other signi昀椀cant buildings, Greyhound 
House and the  
Reading Rooms 

Black Greyhound House, Prestbury road Part of the fabric of our history. A Victorian red brick building that was 
once the village pub. Stands in a prominent posi琀椀on in a cluster with the 
Greyhound Smithy and Reading Rooms 

Over Alderley School, School Lane Part of the fabric of our history. The last school in Over Alderley da琀椀ng 
from 1905. In a prominent posi琀椀on adjacent to the allotments and 
playground and the Grade II listed The Co琀琀age 

Slade Co琀琀age, Slade Lane Charming late Victorian co琀琀age in Cheshire brick and sandstone with 
highly decora琀椀ve clay 琀椀le roof and tall chimneys. Steep pitched roof with 
dormers to bedrooms over symmetrically arranged single storey living 
accommoda琀椀on  

Broadheath Farm, Slade Lane A Cheshire farmhouse ( previously a working dairy farm) da琀椀ng back to 
1840 or earlier, set within the parish of Over Alderley. The house is 
constructed of old Cheshire brick with a 昀氀agged stone roof and weathered 
pitch pine windows. It sits within 22.5 acres of pastureland protected by a 
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mature woodland to the North East. The property previously formed part 
of the Estate of Thomas Hibbert of Birtles Hall.  

Acton House, Bull Pen Co琀琀age, Hocker 
Lane 

A historically signi昀椀cant site for our parish. A farmhouse rebuilt on the site 
of a WW2 bomb. Buildings in keeping with the local environment and 
heritage and adjacent to a public footpath and bridleway. 

Acton Farm, Hocker Lane A historically signi昀椀cant site for our parish. A farmhouse rebuilt on the site 
of a WW2 bomb. Buildings in keeping with the local environment and 
heritage and adjacent to a public footpath and bridleway. 

Well house, Hocker Lane Brick and slate historical well house in open 昀椀eld adjacent to the public 
footpath and bridleway. 

Shawcross, Hocker Lane Substan琀椀al Cheshire brick house with stone roof and mul琀椀ple gables. 
Formed primarily of two wings in elevated se琀�ng with masonry and 
hedge boundary treatment  

Higher Park Co琀琀age South, Cheshires 
Lane,o昀昀 Hocker Lane 

Two mid 19thC farm workers co琀琀ages of Cheshire brick with stone roof. 
Altered to create one dwelling, now standing as a palimsest adjacent to 
the bridleway  

Yew Tree, Hocker Lane Yew Tree (also known as Yew Tree Farm and Yew Tree co琀琀age) was built 
circa 1930 in tradi琀椀onal farmhouse style with Cheshire brick, stone 琀椀les 
and leaded windows. The house blends into the local countryside and 
over the years the owners have maintained the historical integrity. The 
home is in a prominent posi琀椀on adjacent to a PROW in the form of a 
single-track lane. There is a stream, woods and 昀椀elds surrounding. 

Yew Tree Stables, Hocker Lane A rural set of buildings that typify the local community. The stables are 
the only known non-livery stabling in the area. The stables, barns and 
adjoining 昀椀elds are home to a variety of na琀椀ve wildlife. The land and 
loca琀椀on have been used for community interests. 
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Appendix 5 Design Codes Consultation 
 

Screenshots of Parish Council Website 

 

 

 

 

 

 

  



Over Alderley NDP – Consultation Statement February 9, 2024 
 

38 

 

Articles in The Messenger 

 

March 2023 

 

 

April 2023 
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Appendix 6 Regulation 14 Consultation – Publicity 
 

Articles and Notices in The Messenger  
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Copies of Notices on 3 Parish Council Notice Boards: Reading Rooms, the entrance to 

Festival Drive and in the church porch. 

Neighbourhood plan update - Formal Consultation (Regulation 14) 

Public Event - Friday 19th May 6pm to 8pm at the Reading Room 

The Over Alderley Draft Neighbourhood Plan will be published for formal consultation from 

Monday 8th May 2023 until 5pm Friday 21st July (please note extension to this period beyond 

what was previously published). 

The neighbourhood plan has reached its next milestone and you are invited to come along and 

find out more, see the draft and discuss the plan. Come and join us for a cup of tea or coffee, 

look through the plan and come and talk to the steering group.  

Neighbourhood planning enables communities to play a much stronger role in shaping the areas 

in which they live and work and in supporting new development proposals. This is because unlike 

the parish, village or town plans that communities may have prepared, a neighbourhood plan 

forms part of the development plan and sits alongside the local plan prepared by the local 

planning authority. Decisions on planning applications will be made using both the local plan and 

the neighbourhood plan, and any other material considerations. 

If you are unable to attend the event, you can see a copy of the draft plan by: 

• Visiting the website: https://overalderleypc.weebly.com/neighbourhood-plan.html   

• Viewing one of the hard copies at the Reading Room or St. Catherine’s church when 
those buildings are open. 

• Or, by requesting to loan one of the hard copies (of which there are 10) from the Parish 

Council clerk by emailing: clerk.overalderleypc@gmail.com.  

Between 8th May and 21st July, parishioners, land owners and all stakeholders are invited to 

comment on the plan. All comments should be made in writing. You can respond with your 

comments by: 

• Completing a feedback form during the public event 

• Downloading a response form from the website, completing it and emailing it to: 

clerk.overalderleypc@gmail.com 

• Emailing your comments to: clerk.overalderleypc@gmail.com. 

• Posting written comments to: The Clerk and Responsible Financial Officer, Over Alderley 

Parish Council, The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire 

CW12 2LB 

• Dropping written comments off at one of the return boxes in the Reading Room or church 

porch. 

Your comments will help us to finalise our Plan for submission to Cheshire East Council. 

 

  

https://overalderleypc.weebly.com/neighbourhood-plan.html
mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
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Notices on Notice Board at Reading Room 

   

 

Notices on Notice Board at Festival Drive entrance 
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Notice in St Catherine’s Church 
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Facebook Posts 
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Posts on Over Alderley and Birtles WhatsApp Groups 
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Copy of Letter hand delivered to residents in Alderley Park 

(Broadstone Close, Nether Alderley, SK10 4YX – Nos. 1, 2, 3, 4 

Morris Drive, Nether Alderley, SK10 4YX – Evens only, 2-32 

Pitfield Way, Nether Alderley, SK10 4YW – Odds: 1-35; Evens: 2-22) 

 

OVER ALDERLEY PARISH COUNCIL 
 

Clerk & Responsible Financial Officer:  Dr. Elizabeth M. Maddock  PSLCC 

The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire. CW12 2LB 

Tel: 01477 571444    Email: clerk.overalderleypc@gmail.com 

 

Dear Consultee 

Notification of Formal Public Consultation on the Over Alderley Draft Neighbourhood Development 

Plan (NDP)  (Regulation 14 Town and Country Planning, England, Neighbourhood Planning (General) 

Regulations 2012 (as amended)) 

 

I am writing to advise you that the Over Alderley Draft Neighbourhood Development Plan (NDP) has 

been published for formal consultation by Over Alderley Parish Council.  

The Draft Neighbourhood Development Plan has been prepared by the Neighbourhood Plan Steering 

Group on behalf of Over Alderley Parish Council. The Draft Vision, Objectives, Policies and Proposals 

are all informed by the responses to the informal public consultation on the Vision and Aims which 

took place in the winter of 2021 / 2022. 

The Draft Plan is also supported by the Over Alderley Design Codes document, which were prepared 

by consultants AECOM from 2022 - 2023 under the Locality Technical Support programme.  

The consultation period runs from Monday 8th May 2023 until 5pm Friday 21st July. 

The Draft Plan, evidence base and other supporting documents can be viewed and downloaded from 

the Over Alderley Parish Council Neighbourhood Plan website page:  

https://overalderleypc.weebly.com/neighbourhood-plan.html  

Hard copies of the Neighbourhood Plan can be viewed in the following locations when those buildings 

are open. 

• The Reading Room, Birtles Lane 

• St. Catherine’s church, Birtles Lane  
 

Hard copies of the Draft Plan (of which there are 10) can be loaned on request from the Parish Council 

clerk by emailing: clerk.overalderleypc@gmail.com.  

Public Event - Friday 19th May 6pm to 8pm at the Reading Room 

https://overalderleypc.weebly.com/neighbourhood-plan.html
mailto:clerk.overalderleypc@gmail.com
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There will be a public drop-in event on Friday 19th May at the Reading Room, Birtles Lane. Hard copies of 

the Neighbourhood Plan, Design Codes and response forms will be available.  

A Response Form is provided for comments, but the Parish Council also welcomes comments by email 

or in writing to clerk.overalderleypc@gmail.com .   

Please submit all comments on the Draft Neighbourhood Development Plan by 5pm Friday 21st July 

by: 

• Completing a feedback form during the public event 

• Downloading a response form from the website, completing it and emailing it to: 

clerk.overalderleypc@gmail.com 

• Emailing your comments to: clerk.overalderleypc@gmail.com. 

• Posting written comments to: The Clerk and Responsible Financial Officer, Over Alderley Parish 

Council, The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire CW12 2LB 

• Dropping written comments off at one of the return boxes in the Reading Room or church porch. 

Following the public consultation process on the Draft Neighbourhood Development Plan, the Plan 

will be amended and submitted to Cheshire East Council together with supporting documentation, 

including a Basic Conditions Statement demonstrating how the NDP meets the required Basic 

Conditions, and a Consultation Statement setting out who has been consulted, how the consultation 

has been undertaken and how the representations received have informed the revised Plan.  

Cheshire East Council will then re-consult, before the Plan is subjected to an Examination by an 

independent Examiner. If the Examiner is satisfied that, subject to any recommended changes, the 

NDP meets the required Basic Conditions, then the amended Plan will be subjected to a local 

Referendum.  If there is a Yes vote, then the NDP will be made (adopted) by Cheshire East Council and 

used to help determine planning applications in the Parish. 

When we submit the plan, personal information, including your name, address and email may be 

shared with Cheshire East Council to enable them to discharge their legal duties in relation to 

publicising and consulting on the submission version of the plan and for organising the examination in 

accordance with the Neighbourhood Planning (General) Regulations 2012 (as amended).  To comply 

with the requirements of the recent Data Protection legislation, please confirm you have read and 

understood this statement and give your consent for your details to be passed on to Cheshire East 

Council.  

If you respond using the Response Form there is a box to tick to indicate your consent.  If you respond 

by email or letter, please indicate that you consent for your personal details being provided to 

Cheshire East Council to enable them to perform their duties. 

If you require any further information, please contact The Clerk and Responsible Financial Officer, Over 

Alderley Parish Council, at the address provided above. 

Yours Sincerely 

The Over Alderley Neighbourhood Plan Steering Committee 

  

mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
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Screenshots of Over Alderley Parish Council website  
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Appendix 7 Consultees and Notification 
 

List of Consultation Bodies and Other Groups notified of Regulation 14 consultation 

(provided by Cheshire East Council) 

 

Local Authorities  

neighbourhoods@cheshireeast.gov.uk 

 enquiries@greatermanchester-ca.gov.uk 

 neighbourhoodplanning@cheshirewestandchester.gov.uk 

 planning@derbyshiredales.gov.uk 

 Planning.Policy@derbyshire.gov.uk 

 customer.service@peakdistrict.gov.uk 

 forward.planning@halton.gov.uk 

 lmwf@lancashire.gov.uk 

 planningstrategy@manchester.gov.uk 

 planningpolicy@newcastle-staffs.gov.uk 

 planning.service@peakdistrict.gov.uk 

 Planning.policy@shropshire.gov.uk 

 forward.plans@staffsmoorlands.gov.uk 

 planning.policy@stoke.gov.uk 

 strategic.planning@trafford.gov.uk 

 estates@tfgm.com 

 neighbourhood.plans@stockport.gov.uk 

 local.plan@stockport.gov.uk 

 strategic.assessment@cyfoethnaturiolcymru.gov.uk 

 customer.services@southderbyshire.gov.uk 

 planning@derbyshiredales.gov.uk 

 hbsmradmin@cheshirewestandchester.gov.uk 

 archaeology@cheshirewestandchester.gov.uk 

 LDF@Warrington.gov.uk 

 planning.policy@shropshire.gov.uk 
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Parish Councils Adjoining CE  

malpaspc@hotmail.com 

 planning@trafford.gov.uk 

 clerk@tarporley.org.uk 

 clerk@beestonparishcouncil.co.uk 

 parishclerk@tiverton-cheshire.org.uk 

 audleyparishcouncil@hotmail.co.uk 

 chapelandhillchorltonpc@gmail.com 

 clerk.keelepc@gmail.com 

 townclerk@kidsgrovetowncouncil.gov.uk 

 loggerheadspc@btconnect.com 

 parish.clerk@madeley.staffslc.gov.uk 

 office@biddulph-tc.gov.uk 

 towncouncil@whaleybridge.com 

 clerk@newmillstowncouncil.gov.uk 

 info@woodfordcommunity.co.uk 

 neighbourhood.plans@stockport.gov.uk 

 LDF@highpeak.gov.uk 

 clerk@lymmparishcouncil.gov.uk 

 clerk@appletonpc.org.uk 

 clerk@grappenhallandthelwallpc.org.uk 

 strettonparishcouncil@hotmail.co.uk 

 

The Coal Authority  

planningconsultation@coal.gov.uk 

 

The Homes and Communities Agency (AKA Homes England) 

enquiries@homesengland.gov.uk 

 

Natural England  

consultations@naturalengland.org.uk 
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The Environment Agency   

spplanning.rfh@environment-agency.gov.uk 

 

The Historic Buildings and Monuments Commission for England (AKA English 

Heritage)  

customers@english-heritage.org.uk 

 

Network Rail Infrastructure Limited (company number 2904587);  

TownPlanning.LNW@networkrail.co.uk 

 

The Highways Agency;  

info@highwaysengland.co.uk 

 

The Marine Management Organisation  

consultations.mmo@marinemanagement.org.uk 

preston@marinemanagement.org.uk 

 

National Trust  

enquiries@nationaltrust.org.uk 

 

Highways England  

info@nationalhighways.co.uk 

 

Amec  

n.grid@amec.com  

 

Historic England  

e-nwest@historicengland.org.uk 

 

Historic Environment Record  

robert.edwards@cheshirewestandchester.gov.uk 

moya.watson@cheshirewestandchester.gov.uk 

jane.monk@cheshirewestandchester.gov.uk 
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The Garden Trust  

consult@thegardenstrust.org 

To whom the electronic communications code applies by virtue of a direction given 

under section 106(3)(a) of the Communications Act 2003; and  

O2cellshelpdesk@O2.com 

 

Who owns or controls electronic communications apparatus situated in any part of 

the area of the local planning authority;  

 Gettingconnected@scottishpower.com 

 

A Primary Care Trust established under section 18 of the National Health Service Act 

2006(a) or continued in existence by virtue of that section;  

TO BE COMPLETED BY THE QUALIFYING BODY 

Lancashire and GM Offices NHS  

nhsi.gmhscpbusinesssupportteam@nhs.net 

Eastern Cheshire NHS Clinical Group ECCCG.primarycare@nhs.net 

Cheshire and Merseyside NHS workingtogetherascheshire@nhs.net 

 

A person to whom a licence has been granted under section 6(1)(b) and (c) of the 

Electricity Act 1989(b); enquiries@enwl.co.uk 

A sewerage undertaker; and Planning.liaison@uuplc.co.uk 

A water undertaker;  

 

Voluntary bodies some or all of whose activities benefit all or any part of the 

neighbourhood area  

TO BE COMPLETED BY THE QUALIFYING BODY 

Bodies which represent the interests of different racial, ethnic or national groups in the 

neighbourhood area  

TO BE COMPLETED BY THE QUALIFYING BODY 

Bodies which represent the interests of different religious groups in the neighbourhood area

  

TO BE COMPLETED BY THE QUALIFYING BODY 

Bodies which represent the interests of persons carrying on business in the neighbourhood

  

TO BE COMPLETED BY THE QUALIFYING BODY 
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South Cheshire Chamber info@sccci.co.uk 

North Cheshire Chamber  info@northcheshirechamber.co.uk 

info@wcnwchamber.org.uk 

East Cheshire Chamber  liz.longmore@eastcheshirechamber.co.uk 

Cheshire and Warrington Growth Hub support@candwgrowthhub.co.uk 

Stoke and Staffs LEP contactus@stokestaffslep.org.uk 

Cheshire and Warrington LEP info@cheshireandwarrington.com 

 

Bodies which represent the interests of disabled persons in the neighbourhood area

 TO BE COMPLETED BY THE QUALIFYING BODY 
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Copy of Letter 

OVER ALDERLEY PARISH COUNCIL 
 

Clerk & Responsible Financial Officer:  Dr. Elizabeth M. Maddock  PSLCC 

The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire. CW12 2LB 

Tel: 01477 571444    Email: clerk.overalderleypc@gmail.com 

 

Dear Consultee 

Notification of Formal Public Consultation on the Over Alderley Draft Neighbourhood Development 

Plan (NDP)  (Regulation 14 Town and Country Planning, England, Neighbourhood Planning (General) 

Regulations 2012 (as amended)) 

 

I am writing to advise you that the Over Alderley Draft Neighbourhood Development Plan (NDP) has 

been published for formal consultation by Over Alderley Parish Council.  

The Draft Neighbourhood Development Plan has been prepared by the Neighbourhood Plan Steering 

Group on behalf of Over Alderley Parish Council. The Draft Vision, Objectives, Policies and Proposals 

are all informed by the responses to the informal public consultation on the Vision and Aims which 

took place in the winter of 2021 / 2022. 

The Draft Plan is also supported by the Over Alderley Design Codes document, which were prepared 

by consultants AECOM from 2022 - 2023 under the Locality Technical Support programme.  

The consultation period runs from Monday 8th May 2023 until 5pm Friday 21st July. 

The Draft Plan, evidence base and other supporting documents can be viewed and downloaded from 

the Over Alderley Parish Council Neighbourhood Plan website page:  

https://overalderleypc.weebly.com/neighbourhood-plan.html  

Hard copies of the Neighbourhood Plan can be viewed in the following locations when those buildings 

are open. 

• The Reading Room, Birtles Lane 

• St. Catherine’s church, Birtles Lane  
 

Hard copies of the Draft Plan (of which there are 10) can be loaned on request from the Parish Council 

clerk by emailing: clerk.overalderleypc@gmail.com.  

Public Event - Friday 19th May 6pm to 8pm at the Reading Room 

There will be a public drop-in event on Friday 19th May at the Reading Room, Birtles Lane. Hard copies of 

the Neighbourhood Plan, Design Codes and response forms will be available.  

https://overalderleypc.weebly.com/neighbourhood-plan.html
mailto:clerk.overalderleypc@gmail.com
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A Response Form is provided for comments, but the Parish Council also welcomes comments by email 

or in writing to clerk.overalderleypc@gmail.com .   

Please submit all comments on the Draft Neighbourhood Development Plan by 5pm Friday 21st July 

by: 

• Completing a feedback form during the public event 

• Downloading a response form from the website, completing it and emailing it to: 

clerk.overalderleypc@gmail.com 

• Emailing your comments to: clerk.overalderleypc@gmail.com. 

• Posting written comments to: The Clerk and Responsible Financial Officer, Over Alderley Parish 

Council, The Folly Farm, Swettenham Lane, Swettenham, Congleton, Cheshire CW12 2LB 

• Dropping written comments off at one of the return boxes in the Reading Room or church porch. 

Following the public consultation process on the Draft Neighbourhood Development Plan, the Plan 

will be amended and submitted to Cheshire East Council together with supporting documentation, 

including a Basic Conditions Statement demonstrating how the NDP meets the required Basic 

Conditions, and a Consultation Statement setting out who has been consulted, how the consultation 

has been undertaken and how the representations received have informed the revised Plan.  

Cheshire East Council will then re-consult, before the Plan is subjected to an Examination by an 

independent Examiner. If the Examiner is satisfied that, subject to any recommended changes, the 

NDP meets the required Basic Conditions, then the amended Plan will be subjected to a local 

Referendum.  If there is a Yes vote, then the NDP will be made (adopted) by Cheshire East Council and 

used to help determine planning applications in the Parish. 

When we submit the plan, personal information, including your name, address and email may be 

shared with Cheshire East Council to enable them to discharge their legal duties in relation to 

publicising and consulting on the submission version of the plan and for organising the examination in 

accordance with the Neighbourhood Planning (General) Regulations 2012 (as amended).  To comply 

with the requirements of the recent Data Protection legislation, please confirm you have read and 

understood this statement and give your consent for your details to be passed on to Cheshire East 

Council.  

If you respond using the Response Form there is a box to tick to indicate your consent.  If you respond 

by email or letter, please indicate that you consent for your personal details being provided to 

Cheshire East Council to enable them to perform their duties. 

If you require any further information, please contact The Clerk and Responsible Financial Officer, Over 

Alderley Parish Council, at the address provided above. 

Yours Sincerely 

The Over Alderley Neighbourhood Plan Steering Committee 

  

mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
mailto:clerk.overalderleypc@gmail.com
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Other local organisations and businesses notified by the Parish Council (By email or 

hand delivered letter)  

• Macclesfield Physio Pilates 

• Keep Fit 

• Clever Clogs Canine Training 

• Person who manages the Reading Rooms bookings 

• Person who organises the Over Alderley & Birtles Dog Show and Fete and is 

Secretary for the local Women’s Institute 

• Over Alderley Brass Band 

• Mellor Speakman 

• Eden Planning 

• William Beech Skip Hire 

• Representative of Over Alderley School Trust 

• Oldhamswood Livery 

• Finlow Hill Stables 

• Alderley Park Ltd  

• Bruntwood 

• Arthur Burns & Son 
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Appendix 8 Copy of Response Form 
 

Over Alderley Dra昀琀 Neighbourhood Development Plan (NDP) 

Regula琀椀on 14 Public Consulta琀椀on  

Monday 8th May 2023 un琀椀l 5pm Friday 21st July  

Response Form 

Name  

Organisa琀椀on  

Address  

Email  

Tel. No.  

Data Protec琀椀on - please indicate your choice with a 琀椀ck √ . 
I do consent to my contact details being provided to Cheshire East Council so that 
they can keep me informed about the next stages in the NDP process. 

 

I do not consent to my contact details being provided to Cheshire East Council  

Please indicate whether you support or object each of the following and provide any comments or 
sugges琀椀ons to explain how you think the NDP may be improved. 

Policy Number Support 
(Please  
Tick √) 

Object 
(Please  
Tick √) 

Comment 

Dra昀琀 Vision    

Dra昀琀 Objec琀椀ve 1.     

Dra昀琀 Objec琀椀ve 2.     

Dra昀琀 Objec琀椀ve 3.     

Dra昀琀 Objec琀椀ve 4.     

Dra昀琀 Objec琀椀ve 5.     

Dra昀琀 Objec琀椀ve 6.     

Dra昀琀 Policy OA1  
Community Facili琀椀es 

   

Dra昀琀 Policy OA2 Local 
Green Spaces 

   

Dra昀琀 Policy OA3  
Ac琀椀vity and  
Accessibility 

   

Dra昀琀 Policy OA4  
Responding to Over  
Alderley’s Built  
Heritage 
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Dra昀琀 Policy OA5  
Responding to Local  
Character 

   

Dra昀琀 Policy OA6  
Landscape Character 

   

Dra昀琀 Policy OA7  
Dark Skies and  
Ligh琀椀ng 

   

Dra昀琀 Policy OA8 
Wildlife 

   

Dra昀琀 Policy OA9  
Sustainable Design  
Guidance 

   

Dra昀琀 Policy OA10  
Agricultural and  
Equestrian  
Development and  
Conversion 

   

Dra昀琀 Policy OA11  
Protec琀椀ng Over  
Alderley’s Peace and  
Tranquility 

   

Please use the box below for any further comments. 

 

Thank you for your 琀椀me and interest.   

Please return this form  by 5pm on Friday 21   st July   by:  

• Dropping the form o昀昀 during the public event on Friday 19th May 

• Emailing it to: clerk.overalderleypc@gmail.com 

• Pos琀椀ng it to: The Clerk and Responsible Financial O昀케cer, Over Alderley Parish Council, The  
Folly Farm, Swe琀琀enham Lane, Swe琀琀enham, Congleton, Cheshire CW12 2LB 

• Dropping if o昀昀 at one of the return boxes in the Reading Room or church porch. 



Over Alderley NDP – Consultation Statement February 9, 2024 
 

62 

 

Copy of Online Response Form (Screenshots) 
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Appendix 9 Regulation 14 Response Tables 

Table 1 Cheshire East Council 

Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

1.   All Comment 
/ General 

Introduction  
Cheshire East Council (CEC) 
would like to commend the 
steering group for progressing 
your Neighbourhood 
Development Plan (NDP) to its 
first draft consultation of the 
plan.  
The following response is a 
formal reply to the Regulation 
14 draft plan consultation.  
Please do not hesitate to 
contact the Neighbourhood 
Planning Team with any issues 
or queries regarding your plan 
or the process.  
Telephone – 0300 123 5014 
(please ask for Strategic 
Planning)  
Email – X 
Purpose of Comments  
The Development Plan is a 
family of plans that apply 
within Cheshire East 
comprising of the Local Plan 
Strategy (LPS), the Site 
Allocations and Development 

Noted. 
 
 
SG see Table ‘NDP 
Policies and Local Plan 
Policies’. 
 
Review the OANDP 
against the existing 
development plan and 
identify where 
duplication may have 
occurred – see 
separate Table. 
Insert any proposed 
changes. 

No further changes in addition to 
those set out relating to each Policy 
below. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Policies Document (SADPD), 
saved policies from the 
Cheshire Waste Plan and 
saved policies from the 
Cheshire Minerals Plan.  
The purpose of the 
development plan is for 
documents within it to work 
together providing a policy 
framework that shapes 
decision making on planning 
matters in Cheshire East. 
Once completed, the Over 
Alderley Neighbourhood 
Development Plan (OANDP) 
will become part of the 
development plan and should 
seek to provide clear and 
specific guidance on important 
local matters, whilst avoiding 
duplicating polices contained 
elsewhere in the development 
plan.  
At paragraph 16 the National 
Planning Policy Framework 
(NPPF) sets out a series of 
requirements for development 
plans, including that they 
should ‘serve a clear 
purpose, avoiding 
unnecessary duplication of 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

policies that apply to a 
particular area (including 
policies in this Framework, 
where relevant).’ Similarly, 
the National Planning Practice 
Guidance states that planning 
policy should not be 
duplicated.  
Whilst there are many policies 
that do serve a clear purpose 
in the draft OANDP, there are 
examples where local plan 
polices are either repeated or 
recreated in a way similar to 
the approach already set out in 
the LPS or SADPD. 
Therefore, the core 
recommendation here is to 
thoroughly review the 
OANDP against the existing 
development plan and 
identify where duplication 
may have occurred.  
We do of course understand 
that your community may wish 
to address important local 
issues that are also covered by 
the local plan so where 
relevant, OANDP policies have 
been mapped to similar 
policies already held in the 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

LPS or SADPD to show that 
read across and help you 
demonstrated that the topic is 
covered. It is important for the 
steering group to consider to 
what extent duplication is 
necessary and whether those 
policies that do duplicate could 
be made more locally specific. 

2.    Comment General Comments 
 
The plan is organised using 
suitable referencing numbers 
and abbreviations, an 
interactive contents page and 
list of policies helps for easy 
navigation of the document. 
 
To better present the 
document, its suggested the 
text be justified. 
 
The Regulation 14 section is 
informative and a useful 
inclusion at this stage. It is 
suggested that for the 
submission version of the plan, 
this be removed or relocated to 
the “Preparing the Over 
Alderley NDP” section. 
 

Accepted. 
 
Amend Submission 
NDP. 

Insert interactive contents page and 
list of policies. 
 
Justify text. 
 
Delete Regulation 14 section and 
update to refer to Submission Plan. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

There is an appropriate use of 
maps and imagery. 

3.    Comment Map 1 – on an initial view it 
appears there have been no 
Parish boundary changes 
resulting from the Local 
Governance Review that effect 
the accuracy of this map. For 
certainty, it is suggested the 
group request an updated map 
from CEC. 

Noted. 
 
PC to request updated 
map from CEC and 
check no changes. 

Insert new map of parish boundary.  

4.   App 4 Comment Appendix 4 – it is 
recommended the design code 
be published in full alongside 
the OANDP, as appose to 
extracts as an appendix.  
 
The Design Code will need to 
be submitted as part of the 
NDP’s Regulation 15 
submission. 

Accepted. Delete extracts from Appendix 4 and 
refer to complete document on 
website. 
 
Include Design Code document as 
one of submission documents. 

5.   Vision and 
Objectives 

 Comments on the Vision and 
Objectives 
 
The vision and objectives 
should form the pre-face and 
starting point for the topics and 
issues later addressed by 
policy. There should be a 
strong and natural link from the 

Noted and accepted. Delete ‘In 2030’ from Vision. 
 
Delete ‘Draft’ from Vision and 
Objectives. 
 
Update NDP cover to ‘Submission 
Draft Plan’. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

initial vision to the objectives 
and finally the policies. 
 
The vision and objectives are 
appropriate and include 
relevant themes planning 
policy can address. 
 
It is suggested “in 2030” be 
removed from the start of the 
vision. 
 
It is suggested “draft” be 
removed from before the vision 
and objectives.  
 
Including “draft” on the cover 
of the document at the 
beginning is sufficient; or 
“submission draft” when the 
group submit the NDP to CEC. 
 

6.   All policies  Comment Policy Comments 
 
The plan includes policies that 
range across several important 
and relevant topics. 
 
Multiple policies within the 
NDP are substantially like 
existing policies held in the 

Noted. 
 
See separate Table 
reviewing amended 
Policy wording with 
Local Plan Policies. 
 
 

Review all policies against Local Plan 
policies to reduce duplication.  If 
policies are substantially amended or 
deleted note that the issue is already 
dealt with in the Local Plan. 
 
Make editorial changes so that 
references to Local Plan policies and 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Development Plan. Guidance 
on neighbourhood plans 
clearly sets out that duplication 
shouldn’t occur, and an 
examiner will identify such 
duplication and either suggest 
an amendment or delete the 
relevant policy (because it is 
covered elsewhere in the 
development plan). 
 
We do recognise that many of 
the issues that will be raised 
by the community during the 
preparation of the plan will 
inevitably be addressed by 
existing policy and therefore 
have included reference to 
those local policies that most 
closely correspond to the NDP 
policy. We advise to highlight 
this issue in the plan itself (in 
the supporting text) letting your 
community know that whilst 
important locally, the issue is 
addressed elsewhere. 
 
Accompanying our specific 
comments on the policies 
within the OANDP are bullet 
point lists detailing the relevant 

NPPF are included in a new 
‘Justification’ section after each policy. 
 
Add colour to policy boxes (subject to 
Accessibility check). 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

existing Local Plan policy from 
the LPS (2017) and the 
SADPD (2022). 
 
It is recommended that when 
reviewing your NDP policies, 
that you do so in conjunction 
with the existing local plan 
policy listed alongside our 
comments, as well as the 
NPPF (2021). 
 
The LPS and SADPD can be 
viewed on our website. 
 
The NPPF can be viewed 
here. 
 
The inclusion of relevant local 
and national planning policy 
following the NDP policies is 
useful and informative. 
 
However, instead of directly 
referencing this policy, it is 
recommended this be adapted 
and made more concise; this 
should take form as 
“justification” or “supporting 
information” headings following 
each NDP policy. It is noted 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

that the supporting information 
is presented within the 
introduction preceding each 
policy; the reference to existing 
Local Plan policy would be 
better suited within this text. 
 
Placing the policies within 
boxes does help to provide 
emphasis to them, though 
some faint colour would also 
assist with making them more 
prominent within the 
document. 
 
 

7.   Design 
policies 

Comment Suggested Policy Theme 
 
Several policies within the plan 
reference the Over Alderley 
design guide, which has been 
produced alongside the NDP. 
It is recommended these 
policies by consolidated into 1 
“Design” policy that requires 
development proposals to 
demonstrate consideration for 
the design guide in full and 
respect of the areas currently 
separately identified. Or the 
specific areas/references could 

Accepted. Consolidate policies related to design 
into 1 single policy. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

be included within the 
supporting text for each policy. 
 

8.   Policy 
OA1 

Comment OA1 Community Facilities 
 
The community facility 
references “OA1/1” and 
“OA1/2” are slightly confusing, 
especially in combination with 
the following Local Green 
Spaces policy; changing these 
references to be more unique 
is recommended. 
 
It is suggested that the final 
paragraph be moved to 
supporting text and clarified 
that ‘food and drink / catering 
provision’ would be considered 
as ‘enhancement’ regarding 
criteria 1. of REC 5 of the 
SADPD. 
 
CEC recommend the following 
rewording: 
“Policy REC 5 of the Site 
Allocations and Development 
Policies Document (2022) will 
apply to development 
proposals that affect the 
following designated 

Noted and partially 
accepted. 
 
The PC would prefer 
not to delete the last 
paragraph of Policy 
OA1 as it provides 
important local detail. 

Amend numbering in Policy as 
suggested. 
 
Amend Policy OA1 to: 
 
‘Policy REC 5 of the Site Allocations 
and Development Policies Document 
(2022) will apply to development 
proposals that affect the following 
designated community facilities 
identified on Map 2: 
• CF 1: The Reading Room and car 
park; and 
• CF 2: St Catherine’s Church.’ 
 
 
Add new text to justification referring 
to relevant Local Plan policies. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

community facilities identified 
on Map 2: 
• CF 1: The Reading Room 
and car park; and 
• CF 2: St Catherine’s Church.” 
 
Existing Local Plan policy 
LPS: 
• SD 1 Sustainable 
Development in Cheshire East 
• IN 1 Infrastructure 
• SC 3 Health and Well-Being 
SADPD: 
• REC 5 Community facilities 

9.   Policy 
OA2 Local 
Green 
Spaces 

Comment OA2 Local Green Spaces 
 
The LGS designations are 
justified within a table directly 
referencing the NPPF criteria. 
CEC believe the LGS 
justifications against the NPPF 
criteria to be relevant and 
appropriate. 
 
The LGS references “OA2/1” 
and “OA2/2” are slightly 
confusing, especially in 
combination with the previous 
policy; changing these 
references to be more unique 
is recommended. 

Noted and partially 
accepted. 
 
The PC would prefer to 
keep references to the 
Green Belt in the 
Policy. 

Amend numbering in Policy as 
suggested. 
 
The PC agreed to the following 
amended wording: 
 
OA2 Local Green Spaces 
 
‘The whole parish is designated 
Green Belt, which aims to keep land 
around built-up areas undeveloped 
and protect it from inappropriate 
development. 
The following areas are designated as 
Local Green Spaces (Figure 3): 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

 
The final paragraph repeats 
the NPPF guidance provided 
on LGS designation and does 
not stipulate an actual test for 
development proposals; this 
text should be removed. 
 
The following rewording of the 
policy is suggested: 
“The following areas are 
designated as Local Green 
Spaces (Map 3): 
• LGS 1: The Playing Field and 
Children’s Play Area off 
Ashbrook Road; and 
• LGS 2: Allotments off 
Ashbrook Road. 
Other than proposals that 
support the role and function of 
the designated Local Green 
Spaces, development will only 
be permitted unless very 
special circumstances can be 
demonstrated.” 
 
Existing Local Plan policy 
LPS: 
• PG 3 Green Belt 
SADPD: 

• LGS 1: The Playing 
Field and Children’s 
Play Area off 
Ashbrook Road; and 

• LGS 2: Allotments off 
Ashbrook Road. 

 
Other than proposals that support the 
role and function of the designated 
Local Green Spaces, development will 
not be permitted unless very special 
circumstances can be demonstrated. 
 
Inappropriate development and the 
exceptions to this are defined in Local 
Plan Policy PG3: Green Belt but is 
reiterated in the neighbourhood plan 
to reinforce the importance of this 
designation.’ 
 
Add new text to justification referring 
to relevant Local Plan policies. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

• REC 1 Open space 
protection 

10.   Policy 
OA3 

Comment OA3 Activity and 
Accessibility 
 
The first 2 paragraphs of this 
policy should be removed, as 
this is already covered by 
existing Local Plan policy. 
 
This policy would benefit from 
identifying important routes or 
gateways within the Parish. 
The policy as proposed could 
be improved if an 
indicative/aspirational footpath 
network is included as a map. 
The following policy wording is 
advised: 
 
“Where possible, development 
proposals should be designed 
to link to existing footpaths and 
contribute towards 
improvements to the existing 
public rights of way network 
within the Parish particularly 
through the enhancement of 
the routes set out in ‘Figure x’.” 
 

Noted and partially 
accepted. 
 
The SG tried to identify 
important routes and 
gateways in the Parish 
and any proposed new 
footpaths / PROW but 
the important 
connections lie outside 
the parish boundary. 

Amend Policy OA3 to: 
 
‘Where possible, development 
proposals should be designed to 
include easily accessible linkages to 
existing footpaths and contribute 
towards improvements to the existing 
public rights of way network within the 
Parish particularly through the 
enhancement of the routes set out in 
Figure 4. 
 
Any development that leads to the 
loss or degradation of any PROW will 
not be permitted in other than 
exceptional circumstances, and then 
only if a suitable alternative can be 
provided. Development proposals that 
involve the diversion of footpaths or 
bridleways will only be permitted 
where the diversion is no less 
convenient than the existing route.’ 
 
Insert new Map to include important 
routes, gateways for walking, cycling, 
riding etc. (Consultants epd provided 
this) 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

The other matters raised in this 
policy would be covered by a 
more general design guide 
focussed policy, suggested 
under the policy comments 
section of this document. 
However, directed to specific 
parts of the design code within 
supporting text is useful. 
 
Existing Local Plan policy 
LPS: 
• CO 1 Sustainable Travel and 
Transport 
SADPD: 
• INF 1 Cycleways, bridleways, 
and footpaths 

Incorporate 3rd paragraph in new 
general policy on Design. 
 
Add new text to justification referring 
to relevant Local Plan policies. 

11.   Policy 
OA4 
Policy 
OA5 

Comment  OA4 Responding to Over 
Alderley’s Built Heritage 
and 
OA5 Responding to Local 
Character 
 
Most of this policy content is 
covered by existing Local Plan 
policy. 
It is noted that non-designated 
heritage assets are mentioned 
throughout the NDP, though 
not included within any policy. 
It is suggested these 2 policies 

Noted and accepted. 
 
CEC subsequently 
advised that although 
they cannot offer the 
PC / SG support to 
review the proposed 
local list they are in the 
process of reviewing 
NdHAs generally and 
the proposed list could 
be considered as 
‘candidate’ NDHAs until 
the final list is 

Delete Policies OA4 and OA5 and 
replace with 1 single policy: 
 
‘OAX Locally Listed Heritage Assets 
 
A candidate list of Locally Listed Non 
designated Heritage Assets has been 
prepared for Over Alderley Parish by 
Over Alderley Parish Council. These 
are identified on Figure 5, alongside 
the designated heritage assets and 
are listed in Appendix 2. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

by consolidated and revised to 
focus on locally listing the non-
designated heritage assets 
identified in appendix 2. CEC 
recommend the following 
wording: 
 
“OA4 Locally Listed Heritage 
Assets 
Policy HER 7 of the Site 
Allocations and Development 
Policies Document (2022) will 
apply to development 
proposals that affect the 
following designated locally 
listed heritage assets (Map X): 
• *LIST ASSETS*” 
 
This policy should be 
accompanied by a map 
displaying the designations. 
CEC can assist with any 
mapping requirements. 
 
Appendix 2 provides 
appropriate and relevant 
justifications for designating 
these assets; more reasoning 
and details, as well as imagery 
would be welcome. 
 

designated by the 
Council.  Therefore the 
Policy wording should 
be amended to reflect 
this. 
 
Insert map showing 
location of non-
designated heritage 
assets.  
 
Also map historic 
landscape features – 
could be 2 maps or 
combined? 
 
(Note - further policy 
wording changes were 
subsequently agreed 
by the Steering Group). 
 
 
 

Policy HER 7 of the Site Allocations 
and Development Policies Document 
(2022) will apply to development 
proposals that affect the locally listed 
heritage assets in Over Alderley once 
they have been designated. 
 
Planning applications will be required 
to demonstrate how development 
proposals impact on the significance 
of a heritage asset (whether 
scheduled or considered locally 
significant) and their setting. 
Proposals for new development must 
take into account the scale of any 
possible harm or loss. Measures 
should be put in place to avoid or 
minimise the harm or loss to such 
assets. 
 
New development should take 
account of the locally important 
landscape features. In particular, new 
development should not cause any 
unacceptable loss or reduction of the 
attractiveness and aspect of the 
distinctive key views in the 
neighbourhood area as identified on 
Figure 5, as supported by the Over 
Alderley Design Code. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

The other matters raised in this 
policy would be covered by a 
more general design guide 
focussed policy, suggested 
under the policy comments 
section of this document. 
However, directed to specific 
parts of the design code within 
supporting text is useful. 
 
Existing Local Plan policy 
LPS: 
• SE 7 The Historic 
Environment 
SADPD: 
• HER 1 Heritage assets 
• HER 2 Heritage at risk 
HER 3 Conservation areas • 
HER 4 Listed buildings  
• HER 5 Registered parks and 
gardens  
• HER 6 Historic battlefields  
• HER 7 Non-designated 
heritage assets  
• HER 8 Archaeology  
• HER 9 Jodrell Bank World 
Heritage Site  
 

Any proposal that threatens the 
heritage landscape of Over Alderley 
will not be supported. 
 
Insert new map showing location of all 
non-designated heritage assets.  
 
Insert photos of non-designated 
heritage assets in Appendix 2.  
Review table and insert further 
reasoning / detail if available. 
 
Refer other design related parts of the 
Policy to a new Policy OAX Design. 
 
Suggested wording for new Policy 
OAX Design: 
 
Policy OAX Design 
 
‘All development proposals will be 
expected to be of a high quality and 
sensitive design which responds 
positively to Over Alderley’s beautiful 
rural character and its many built and 
natural heritage assets.’ 
 
 

1. Roads and Movement 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Highways schemes should respect 
the street hierarchy in accordance 
with the Over Alderley Design Codes 
set out in 4.12 General Principles: 
Respecting the street hierarchy (see 
Appendix 4). 
 
 Hedgerows and green verges should 
be conserved and on secondary and 
tertiary routes pedestrians, cyclists 
and horse riders should be prioritised.  
Proposals which reduce the impacts 
of roadside parking on rural lanes will 
be supported 
 
‘Pedestrians, cyclists and horse riders 
should be prioritised on secondary 
and tertiary routes. 
 
Hedgerows and green verges should 
be conserved, and proposals which 
reduce the impacts of roadside 
parking on rural lanes will be 
supported.’ 
 
 

2. Protecting Heritage Assets 
 
Development should enhance the 
character and appearance of heritage 
assets in accordance with the 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

following guidance in the Over 
Alderley Design Codes (see Appendix 
4): 
• 4.9 General Principles: Relationship 
to heritage assets; 
• 4.10 Design detail: Understanding 
and interpreting typical design 
features for heritage assets; and 
• 4.11 Design detail: Typical materials 
for consideration. 
 
1. Due consideration must be given in 
planning and design to the historic 
environment within which 
development is located. Designs 
should take their cues from and be in 
harmony with nearby buildings and 
structures. 
 
2. New buildings and extensions 
including those that are ancillary to 
heritage assets should not harm the 
significance of the asset itself, its 
setting nor the wider character of the 
area. 
 
3. Alterations to openings should 
retain the character and design of the 
existing profile. Where the original 
property has a symmetrical form, the 
size and shape of new windows and 
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No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

openings may vary in shape but 
should remain symmetrical and retain 
elements of the existing property. 
Exceptions may be made where fully 
justified and where high-quality 
contemporary designs are delivered 
which respect the context. 
 
4. Schemes which conserve and 
restore buildings and features at risk 
will be supported provided designs 
address the above key principles. 
3. Local Character 
 
Development proposals should 
ensure that the sparsely settled and 
rural character of Over Alderley is 
preserved. 
 
All development proposals should 
demonstrate how they have complied 
with the following guidance set out in 
the Over Alderley Design Codes 
where they apply to the development 
concerned (see Appendix 4): 
• 4.6 Design detail: Development in an 
open setting; 
• 4.7 General Principles: Respecting 
the enclosed setting; 
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No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

4.8 Design detail: Development 
enclosed by the landscape including 
Parkland settings; 
• 4.11 Design detail: Typical materials 
for consideration; and 
• 4.12 General Principles: Respecting 
the street hierarchy. 
 

12.   Policy 
OA6 

Comment OA6 Landscape Character 
 
Much of this policy content is 
covered by existing Local Plan 
policy. 
 
The matters raised in this 
policy would be covered by a 
more general design guide 
focussed policy, suggested 
under the policy comments 
section of this document. 
However, directed to specific 
parts of the design code within 
supporting text is useful. 
 
Existing Local Plan policy 
LPS: 
• SE 4 The Landscape 
SADPD: 
• ENV 3 Landscape character 
• ENV 5 Landscaping 

Not accepted. 
 
The NDP Policy lists 
aspects of local 
landscape character in 
the policy which are 
important, thereby 
including important 
local detail. 
 
The Policy should be 
retained as a separate 
policy as it refers to the 
natural environment.  It 
should not be included 
in a general policy on 
Design (new Policy 
OA5). 
 
 

No change. 
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Ref. 
No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

13.   OA7 Dark 
Skies and 
Lighting 

Comment OA7 Dark Skies and Lighting 
 
Existing Local Plan policy does 
mostly cover this issue. 
 
The second paragraph should 
be reviewed; “to be seen” 
should be removed. External 
lighting could most likely be 
“seen” from a greater distance 
at night-time and is therefore 
restrictive test to place on 
proposals. Also, “significant 
openings” should be reworded 
as this narrows the 
circumstance to which this 
policy may apply. The 
following worded is suggested: 
 
“Where development 
proposals include external 
lighting or by virtue of design 
would result in internal lighting 
to be projected externally, the 
proposed lighting should be 
the minimum required, and 
appropriate to its purpose, use 
and location.” 
 
The final paragraph should be 
expanded upon, how can 

Accepted. 
 
Amend Policy as 
suggested. 
 
Include a map showing 
street lighting. 
(Note further minor 
wording changes were 
subsequently agreed 
by the Steering Group) 
 
 

Amend Policy to: 
 
Draft Policy OAX Dark Skies and 
Lighting 
 
The design and use of external 
lighting schemes should be sensitive 
to Over Alderley’s dark skies and 
protect wildlife and biodiversity. 
 
Where development proposals include 
external lighting or have significant 
openings that would allow internal 
lighting to be seen externally, the 
proposed lighting should be the 
minimum required, and appropriate to 
its purpose, use and location. 
 
‘Where development proposals 
include external lighting or by virtue of 
design would result in internal lighting 
to be projected externally, the 
proposed lighting should be the 
minimum required, and appropriate to 
its purpose, use and location. 
 
All external lighting schemes should: 
1. Minimise energy consumption by 
using low energy bulbs; 
2. Minimise light spillage into adjoining 
areas and the sky by directing lighting 
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Page 
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Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

street lighting be sympathetic 
in luminosity within an area of 
dark skies? It is suggested this 
relate to the principle of being 
permitted due to public safety. 
Should the street lighting be 
sparse and therefore strategic 
placed? 
 
A map showing street lighting 
in Over Alderley may be a 
beneficial inclusion within the 
supporting text of this policy to 
further justify and provide 
context.  
 
CEC can assist with any 
mapping requirements.  
 
Policy ENV 14 of the SADPD 
provides provision regarding 
light pollution. 
 
Existing Local Plan policy 
LPS: 
• SE 12 Pollution, Land 
Contamination and Land 
Instability 
SADPD: 
• ENV 14 Light pollution 
• HOU 12 Amenity 

downwards, keeping lighting low to 
the ground and fitting hoods or shields 
to minimise light spillage; 
3. Utilise motion sensors to avoid 
permanently lit outside lights and 
design security lighting to be 
appropriate to the setting, unobtrusive 
and to have consideration for 
neighbouring amenity. 
 
The use of street lighting is not 
supported unless it is deemed 
necessary for reasons of public 
safety, in which case it should be 
‘sparse and only provided on routes 
frequently used by pedestrians, 
cyclists and horse riders and / or in 
areas close to local community 
facilities.   All schemes will be 
expected to comply with the 
requirements for street lighting set out 
in The Cheshire East Borough Design 
Guide A Supplementary Planning 
Document Adopted 2nd May 2017 
Volume 2: Residential Guidance - 
Creating Quality and be’ sympathetic 
in design and luminosity to the 
surrounding area and local wildlife, in 
particular bats.  
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Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Include a map showing streetlights 
(Note - epd subsequently provided a 
map showing light pollution). 
 
 
 
 
 

14.   OA8 
Wildlife 

Comment OA8 Wildlife 
 
Some of the content in this 
policy is addressed in existing 
Local Plan policy. 
 
This policy benefits from 
identifying areas for 
improvement, though it is 
recommended this be more 
specific for some of the 
criteria.  
 
A map detailing locations could 
support the policy, CEC can 
assist with any mapping 
requirements. 
 
It is noted that a wildlife survey 
produced by the Cheshire 
Wildlife Trust is mentioned 
(paragraph 4.3.15). The key 
findings of this survey should 

Noted. 
 
The PC has 
commissioned a wildlife 
survey which could 
provide more specific 
information for inclusion 
in the submission plan. 
 
 
 
 
 
 
 

The Policy has been revised in 
consultation with epd consultants. 
 
. 
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Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

be published within the plan to 
justify this policy, especially 
any mapped information, 
which should be directly 
referenced within the policy. 
Doing so would also benefit 
decision-making within the 
context of the environmental 
network policies present in the 
SADPD. 
Existing Local Plan policy 
LPS: 
• SE 3 Biodiversity and 
Geodiversity 
SADPD: 
• ENV 1 Ecological network 
• ENV 2 Ecological 
implementation 
 
 

15.   Policy 
OA9 

Comment OA9 Sustainable Design 
Guidance 
 
The matters raised in this 
policy would be covered by a 
more general design guide 
focussed policy, suggested 
under the policy comments 
section of this document. 
However, directed to specific 

Partially accepted. 
 
Refer to Table 2 United 
Utilities comments.  
The PC would prefer to 
retain a standalone 
policy on Sustainable 
Design, as the Policy 
will include additional 
text and criteria 
following recommended 

Amend Policy as suggested and move 
Policy and supporting text to follow on 
from new Policy OAX Design.  
 
OAX Sustainable Design Guidance 
 
Amend final paragraph to: 
 
Eco-housing and innovative designs 
that result in appropriate certification, 
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Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

parts of the design code within 
supporting text is useful. 
 
The final paragraph should be 
rephrased: 
“Development proposals 
should seek to incorporate 
innovative design solutions 
related to eco-housing 
principles, which would seek to 
exceed Part L of the building 
regulations and/or result in 
appropriate certification, such 
as Passivhaus.” 
 
Existing Local Plan policy 
LPS: 
• SD 1 Sustainable 
Development in Cheshire East 
• SD 2 Sustainable 
Development Principles 
• SE 8 Renewable and Low 
Carbon Energy 
• SE 9 Energy Efficient 
Development 
SADPD: 
• ENV 7 Climate change 
• ENV 16 Surface water 
management and flood risk 
 

changes referring to 
water and drainage. 
 
Amend Policy. 
 
The Policy and 
supporting text could 
be moved to follow on 
from new Policy OA5 
Design.  
 
 

such as Passivhaus, will be 
supported. 
 
‘Development proposals should seek 
to incorporate innovative design 
solutions related to eco-housing 
principles, which would seek to 
exceed Part L of the building 
regulations and/or result in 
appropriate certification, such as 
Passivhaus.’ 
 
Renumber other policies as 
appropriate. 
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Objective 
/ Policy 
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Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

16.   Policy 
OA10 

Comment OA10 Agricultural and 
Equestrian Development and 
Conversions 
 
Remove “Where planning 
consent is required,”. The 
policy will only be considered 
where planning permission is 
required, so this is not 
necessary. 
 
The theme and most of the 
matters covered in this policy 
are covered within RUR 7 and 
14 of the SADPD, this policy 
should be reviewed in 
conjunction with these policies 
and any duplication should be 
avoided. 
 
Any matters specific to Over 
Alderley relating to this issue 
should be included. 
 
The purpose of the second to 
last paragraph needs to be 
clarified. Is this intended to be 
a condition imposed on new 
development? If this policy 
wording is to safeguard 
against Class Q conversions, 

Accepted. 
 
Amend Policy as 
suggested. 

Policy OAX Agricultural and 
Equestrian Development and 
Conversions  
 
(Amended policy wording) 
 
Where planning consent is required, 
pProposals for new agricultural or 
equestrian buildings including barns, 
stables, shelters or other 
accommodation to provide storage or 
to house animals in the open 
countryside will be expected to:  
1. Be clearly designed and suitable for 
the agricultural or equestrian 
purposes proposed. Features 
generally associated with residential 
uses such as windows, front door 
openings, rooflights and substantial 
loft space will not be acceptable.  
2. Use appropriate and temporary 
materials such as timber mounted on 
low brick plinths, and avoid extensive 
use of more permanent materials 
such as brick or stone. 
 3. Use siting and design which is 
sensitive to the landscape setting and 
does not disrupt the openness of the 
countryside. Buildings should not be 
in an open or prominent position and, 
if possible, should be close to existing 
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/ Policy 
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Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Permitted Development rights 
are usually removed as a 
condition of approval regarding 
development of this context. 
 
Existing Local Plan policy 
SADPD: 
• RUR 7 Equestrian 
development outside of 
settlement boundaries 
• RUR 14 Re-use of rural 
buildings for residential use 

buildings. Built form should be 
blended into the landscape or, on 
sloping sites, set into the slope to 
reduce visual impact. Siting of 
buildings adjacent to existing woods, 
walls or hedgerows also may help to 
assimilate them into the landscape. 
Locally appropriate species should be 
used in screening.  
 
When such buildings and structures 
are no longer needed, the area 
occupied will be returned to open land 
or uses considered not inappropriate 
in the Green Belt.  
 
Conversions of agricultural buildings 
to residential uses should be sensitive 
to historic form and character and 
avoid intrusive and urbanising 
designs. Any characteristic features of 
traditional agricultural buildings in 
conversions should be retained and 
integrated within the design of the 
development and previous footprints 
should be maintained. 
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Support / 
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Comments received Parish Council’s 
Consideration 

Amendments to NDP 

17   Policy 
OA11 

Comment OA11 Protecting Over 
Alderley’s Peace and 
Tranquillity 
 
Paragraphs 102 and 185 of the 
NPPF refer to tranquillity. 
Paragraph 102 mentions 
tranquillity in the context of 
criteria for designating Local 
Green Space. Paragraph 185 
mentions identifying and 
protecting tranquil areas. 
 
Can the supporting text 
provide justification for 
identifying Over Alderley as a 
tranquil area? For example, 
reference to its vastly covered 
by Green Belt, and although 
not within the Parish boundary, 
employment use is largely 
confined to Alderley Park (or 
other areas?). 
 
The following policy wording is 
suggested: 
 
“Development proposals for 
business related use should 
firstly avoid the creation of 
audible and visual harm, 

Accepted. 
 
Insert additional 
supporting text and 
amend policy as 
suggested. 

Insert additional supporting text 
justifying Over Alderley as a tranquil 
area eg 
 
‘The neighbourhood plan area is 
entirely washed over in the Green 
Belt, and its character is 
predominately rural and natural with 
rolling agricultural land and 
woodlands. The area is sparsely 
populated and with no main village 
settlement, development is largely 
scattered.  The area of the parish 
within Alderley Park is the only part of 
the neighbourhood area where 
employment and housing 
development intrude on the overall 
sense pf peace and tranquillty.’ 
 
Amend Policy to: 
 
Policy OAX  Protecting Over 
Alderley’s Peace and Tranquility 
 
‘Development proposals for business 
related use should firstly avoid the 
creation of audible and visual harm, 
where this is not possible, suitable 
acoustic and visual screening and soft 
landscaping should be integrated into 
design proposals to minimise noise 
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Comments received Parish Council’s 
Consideration 

Amendments to NDP 

where this is not possible, 
suitable acoustic and visual 
screening and soft landscaping 
should be integrated into 
design proposals to minimise 
noise impact and for the 
purpose of promoting and 
protecting tranquillity.” 
 
Existing Local Plan policy 
SADPD: 
• RUR 10 Employment 
development in the open 
countryside 

impact and for the purpose of 
promoting and protecting tranquillity.’ 
 
Further wording was subsequently 
added by the Steering Group: 
 
‘Development proposals will only be 
supported where they conserve and 
enhance peace and tranquility, this 
includes protecting the experience for 
PRoW users and local residents.’ 

        

 

  



Over Alderley NDP – Consultation Statement February 9, 2024 
 

94 

 

Table 2 Consultation Bodies and Other Groups 

 

Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

1. (A) 
South 
Derbyshire 
District 
Council 

  All No 
comment 

Hello Dr Maddock 
We have received your email down 
here at South Derbyshire District 
Council, and I am not sure why. 
Can you please advise if this has been 
sent to us in error. 
Many thanks 

Noted. 
Good afternoon, 
Many thanks for your email. 
Cheshire East Council 
provided a list of email 
addresses to which we 
were instructed to issue the 
consultation notice. Your 
email address was included 
in this list. 
I appreciate, however, that 
given South Derbyshire is 
quite far from Over Alderley 
that you may not have 
many comments! 

No change. 

2. (C) 
Peak 
District 
National 
Park 

   No 
comment 

Many thanks for the consultation on this 
document. 
Due to the distance from our boundary 
the Peak District National Park do not 
have any comments on your 
Neighbourhood Plan, but appreciate 
being consulted. 

Noted. No change.. 

3. (D) 
Sport 
England 

   Comment Thank you for consulting Sport England 
on the above neighbourhood plan. 
Government planning policy, within the 
National Planning Policy Framework 
(NPPF), identifies how the planning 
system can 

Noted. 
 
The NDP protects a local 
play area and encourages 
active lifestyles by 
recognising the area’s role 

No change. 
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/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

play an important role in facilitating 
social interaction and creating healthy, 
inclusive communities. Encouraging 
communities to become more 
physically active through walking, 
cycling, informal recreation and formal 
sport plays an important part in this 
process. Providing enough sports 
facilities of the right quality and type in 
the right places is vital to achieving this 
aim. This 
means that positive planning for sport, 
protection from the unnecessary loss of 
sports facilities, along with an 
integrated 
approach to providing new housing and 
employment land with community 
facilities is important. 
It is essential therefore that the 
neighbourhood plan reflects and 
complies with national planning policy 
for sport as set out in the NPPF with 
particular reference to Pars 98 and 99. 
It is also important to be aware of Sport 
England’s statutory consultee role 
in protecting playing fields and the 
presumption against the loss of playing 
field land. Sport England’s playing fields 
policy is set 
out in our Playing Fields Policy and 
Guidance document. 

as a walking, cycling and 
horse-riding destination. 
The Plan supports 
connections and 
improvements to existing 
PROW and identifies where 
improvements may be 
made. 
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Comments received Parish Council’s 
Consideration 

Amendments to NDP 

https://www.sportengland.org/how-we-
can-help/facilities-and-
planning/planning-for-
sport#playing_fields_policy 
Sport England provides guidance on 
developing planning policy for sport and 
further information can be found via the 
link 
below. Vital to the development and 
implementation of planning policy is the 
evidence base on which it is founded. 
https://www.sportengland.org/how-we-
can-help/facilies-and-
planning/planning-for-
sport#planning_applicaons 
Sport England works with local 
authorities to ensure their Local Plan is 
underpinned by robust and up to date 
evidence. In line with Par 99 of the 
NPPF, this takes the form of 
assessments of need and strategies for 
indoor and outdoor sports facilities. A 
neighbourhood planning body should 
look to see if the relevant local authority 
has prepared a playing pitch strategy or 
other 
indoor/outdoor sports facility strategy. If 
it has then this could provide useful 
evidence for the neighbourhood plan 
and save the neighbourhood planning 
body me and resources gathering 
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their own evidence. It is important that a 
neighbourhood plan 
reflects the recommendations and 
actions set out in any such strategies, 
including those which may specifically 
relate to the 
neighbourhood area, and that any local 
investment opportunities, such as the 
Community Infrastructure Levy, are 
utilised to support their delivery. 
Where such evidence does not already 
exist then relevant planning policies in a 
neighbourhood plan should be based 
on a 
proportionate assessment of the need 
for sporting provision in its area. 
Developed in consultation with the local 
sporting and 
wider community any assessment 
should be used to provide key 
recommendations and deliverable 
actions. These should set out what 
provision is required to ensure the 
current and future needs of the 
community for sport can be met and, in 
turn, be 
able to support the development and 
implementation of planning policies. 
Sport England’s guidance on assessing 
needs may help with such work. 
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http://www.sportengland.org/planningto
olsandguidance 
If new or improved sports facilities are 
proposed Sport England recommend 
you ensure they are fit for purpose and 
designed in accordance with our design 
guidance notes. 
http://www.sportengland.org/facilities-
planning/tools-guidance/design-and-
cost-guidance/ 
Any new housing developments will 
generate additional demand for sport. If 
existing sports facilities do not have the 
capacity to absorb the additional 
demand, then planning policies should 
look to ensure that new sports facilities, 
or improvements to existing sports 
facilities, are secured and delivered. 
Proposed actions to meet the demand 
should accord with any approved 
local plan or neighbourhood plan policy 
for social infrastructure, along with 
priorities resulting from any assessment 
of need, or set out in any playing pitch 
or other indoor and/or outdoor sports 
facility strategy that the local authority 
has in place. 
In line with the Government’s NPPF 
(including Secon 8) and its Planning 
Practice Guidance (Health and 
wellbeing section), 
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links below, consideration should also 
be given to how any new development, 
especially for new housing, will provide 
opportunities for people to lead healthy 
lifestyles and create healthy 
communities. Sport England’s Active 
Design guidance can be used to help 
with this when developing planning 
policies and developing or assessing 
individual proposals. 
Active Design, which includes a model 
planning policy, provides ten principles 
to help ensure the design and layout of 
development encourages and promotes 
participation in sport and physical 
activity. The guidance, and its 
accompanying 
checklist, could also be used at the 
evidence gathering stage of developing 
a neighbourhood plan to help undertake 
an 
assessment of how the design and 
layout of the area currently enables 
people to lead active lifestyles and what 
could be improved. NPPF Section 8: 
https://www.gov.uk/guidance/national-
planning-policy-framework/8-
promong-healthy-communities 
PPG Health and wellbeing section: 
https://www.gov.uk/guidance/health-
and-wellbeing 
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Sport England’s Active Design 
Guidance: 
https://www.sportengland.org/activedesi
gn 
(Please note: this response relates to 
Sport England’s planning function only. 
It is not associated with our funding role 
or any 
grant application/award that may relate 
to the site.) 
If you need any further advice, please 
do not hesitate to contact Sport 
England using the contact details 
below. 
Yours sincerely 
Planning Technical Team 
 

4. (G) 
 
National 
Grid 

All   General 
comment 

National Grid Electricity Transmission 
has appointed Avison Young to review 
and respond to local planning authority 
Development Plan Document 
consultations on its behalf. We are 
instructed by our client to submit the 
following representation with regard to 
the current consultation on the above 
document. 
 
About National Grid Electricity 
Transmission 
National Grid Electricity Transmission 
plc (NGET) owns and maintains the 

Noted. 
 
The NDP does not include 
any site allocations for new 
development and National 
Grid would be consulted on 
proposals as part of the 
development management 
process. 

No change. 
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electricity transmission system in 
England and Wales. The energy is then 
distributed to the electricity distribution 
network operators, so it can reach 
homes and businesses. 
National Grid no longer owns or 
operates the high-pressure gas 
transmission system across the UK. 
This is the responsibility of National 
Gas Transmission, which is a separate 
entity and must be consulted 
independently. 
National Grid Ventures (NGV) develop, 
operate and invest in energy projects, 
technologies, and partnerships to help 
accelerate the development of a clean 
energy future for consumers across the 
UK, Europe and the United States. 
NGV is separate from National Grid’s 
core regulated businesses. Please also 
consult with NGV separately from 
NGET. 
Proposed development sites crossed or 
in close proximity to NGET assets: 
An assessment has been carried out 
with respect to NGET’s assets which 
include high voltage electricity assets 
and other electricity infrastructure. 
NGET has identified that it has no 
record of such assets within the 
Neighbourhood Plan area. 
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NGET provides information in relation 
to its assets at the website below. 
• 
www2.nationalgrid.com/uk/services/lan
d-and-development/planning-
authority/shape-files/ 
Please also see attached information 
outlining guidance on development 
close to NGET infrastructure. If you 
require any further information in 
respect of this letter, then please 
contact us. 
Yours faithfully 

5. 
(H) 
 
National 
Gas 
Transmission 
 

All   General 
comment 

National Gas Transmission has 
appointed Avison Young to review and 
respond to Neighbourhood Plan 
consultations on its behalf. We are 
instructed by our client to submit the 
following representation with regard to 
the current consultation on the above 
document. 
About National Gas Transmission 
National Gas Transmission owns and 
operates the high-pressure gas 
transmission system across the UK. In 
the UK, gas leaves the transmission 
system and enters the UK’s four gas 
distribution networks where pressure is 
reduced for public use. 

Noted. 
 
The NDP does not include 
any site allocations for new 
development and National 
Grid would be consulted on 
proposals as part of the 
development management 
process. 

No change. 
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Proposed sites crossed or in close 
proximity to National Gas Transmission 
assets 
An assessment has been carried out 
with respect to National Gas 
Transmission’s assets which include 
high-pressure gas pipelines and other 
infrastructure. 
National Gas Transmission has 
identified that it has no record of such 
assets within the Neighbourhood Plan 
area. 
National Gas Transmission provides 
information in relation to its assets at 
the website below. 
• https://www.nationalgas.com/land-
and-assets/network-route-maps 
Please also see attached information 
outlining guidance on development 
close to National Gas Transmission 
infrastructure. 
Distribution Networks 
Information regarding the gas 
distribution network is available by 
contacting: 
plantprotection@cadentgas.com 
Further Advice 
Please remember to consult National 
Gas Transmission on any 
Neighbourhood Plan Documents or 
site-specific proposals that could affect 
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our assets. We would be grateful if you 
could add our details shown below to 
your consultation database, if not 
already included: If you require any 
further information in respect of this 
letter, then please contact us. 
Yours faithfully, 

6.  
(J) 
 
Coal 
Authority 

All   General 
comment. 

Thank you for consulting The Coal 
Authority on the above. 
Having reviewed your document, I 
confirm that we have no specific 
comments to 
make on it. 
Should you have any future enquiries 
please contact a member of Planning 
and 
Local Authority Liaison at The Coal 
Authority using the contact details 
above. 

Noted. No change. 

7. 
(K) 
 
Historic 
England 

All   General 
comment. 

As the public body that advises on 
England’s historic environment, we are 
pleased to offer our comments on the 
pre-submission draft of Over Alderley 
Neighbourhood Plan. 
 
The Over Alderley Neighbourhood Plan 
area contains a number of designated 
heritage assets including listed 
buildings and scheduled monuments. 
The plan area is also likely to contain 

Noted. 
 
The OANDP takes a very 
positive approach to built 
heritage.  Policies include 
reference to non designated 
built heritage assets in the 
Parish identified as part of 
the NDP process.  Design 
policies are informed by 
Design Codes and have a 
strong focus on ensuring 

No change. 
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many other features of local historic, 
architectural or archaeological value. 
 
The planning and conservation staff at 
Cheshire East Council are best placed 
to assist with the development and 
refinement of your plan in relation to the 
historic environment. However, we do 
offer our general advice below. 
 
If you have not already done so, we 
also recommend that you also speak to 
the staff at Cheshire Archaeology 
Planning Advisory Service who manage 
the Historic Environment Record (HER, 
formerly SMR). 
 
They should be able to provide details 
of locally important buildings, 
archaeological remains and landscapes 
as well as designated heritage assets. 
 
To ensure that the protection and 
enhancement of the historic 
environment is fully embedded within 
Over Alderley Neighbourhood Plan, we 
recommend that you refer to our advice 
on ‘Neighbourhood Planning and the 
Historic Environment’ and particular our 
Advice Note No.11 (HEAN11), which is 
available on our website here: 

development is well 
designed and sympathetic 
to built and landscape 
heritage.  
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historicengland.org.uk/advice/planning/i
mprove-your-neighbourhood/ 
<https://historicengland.org.uk/advice/pl
anning/improve-your-neighbourhood/>  
 
This should be the first port of call for 
advice on heritage in neighbourhood 
plans, being written specifically for 
those, such as yourselves, preparing 
plans. 
 
Other Historic England advice and 
guidance that may find useful include: 
• HE Advice Note 2 - Making Changes 
to Heritage Assets (HEAN2): 
historicengland.org.uk/images-
books/publications/making-changes-
heritage-assets-advice-note-2/ 
<https://historicengland.org.uk/images- 
books/publications/making-changes-
heritage-assets-advice-note-2/> 
• HE Good Practice Advice in Planning 
3 - The Setting of Heritage Assets 
(GPA3): historicengland.org.uk/images-
books/publications/gpa3-setting-of-
heritage-assets/ 
<https://historicengland.org.uk/images-
books/publications/gpa3-setting-of-
heritage-assets/> 
• HE Advice Note 7 - Local Heritage 
Listing (HEAN7): 
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historicengland.org.uk/images-
books/publications/local-heritage-
listing-advice-note-7 
<https://www.historicengland.org.uk/ima
ges-books/publications/local-heritage-
listing-advice-note-7> 
• HE Advice Note 8 - Sustainability 
Appraisal and Strategic Environmental 
Assessment (HEAN8): 
historicengland.org.uk/images-
books/publications/sustainability-
appraisal-and-strategic-environmental-
assessment-advice-note-8/ 
<https://historicengland.org.uk/images-
books/publications/sustainability-
appraisal-and-strategic-environmental-
assessment-advice-note-8/> 
The National Planning Policy 
Framework (NPPF) indicates that plans 
should set out a positive strategy for the 
conservation and enjoyment of the 
historic environment (para 190) and can 
include detailed policies on conserving 
and enhancing the historic environment 
and establishing design principles (para 
28). 
 
It is important that your plan identifies 
heritage assets in the area and includes 
a positive strategy to safeguard those 
elements that contribute to their 
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significance. This will ensure they can 
be appropriately conserved and 
enjoyed now and in the future. The plan 
might, for example, address the 
following: 
• Consider how the plan’s objectives 
can be achieved by maximising the 
wider social, cultural, economic and 
environmental benefits of the area’s 
heritage, e.g. regeneration, tourism, 
learning, leisure, wellbeing and 
enjoyment. 
• Locate new development to protect 
the significance of heritage assets and 
their settings. 
• Give detail on the expected scale, 
density, massing, height, landscape, 
layout, materials and access of new 
development. 
• Offer solutions to heritage assets that 
are at risk from their condition or 
vacancy; or are vulnerable to becoming 
so during the life of the plan. The 
national register does not ordinarily 
cover Grade II listed buildings or non-
designated heritage assets, so your 
plan could usefully consider whether 
there are any are at risk. 
• Consider how the significance of 
heritage assets can be enhanced. 
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As well as designated heritage assets 
(such as listed buildings, scheduled 
monuments, conservation areas, and 
registered parks and gardens), your 
plan presents an opportunity to include 
a positive strategy for local heritage 
assets (these may include buildings, 
monuments, sites, places, areas, 
landscapes or views that are important 
to the local community for their heritage 
value). Government’s National Planning 
Practice Guidance (PPG) is clear that 
neighbourhood plans need to include 
enough information about local heritage 
to guide local authority planning 
decisions and to put broader strategic 
heritage policies from the local 
authority’s local plan into action but at a 
neighbourhood scale. 
The strategy and policies in your plan 
should be based on proportionate, 
robust evidence. For heritage, this 
might include a characterisation study, 
historic area assessment or 
archaeological appraisal, for example. 
Rather than just the presence or 
absence of heritage assets, evidence 
should focus on what makes them 
significant and, where relevant, 
vulnerable. 
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In terms of the plan’s policies, rather 
than re-writing higher-level policy, we 
suggest that neighbourhood plan 
policies add local depth to their 
application. For example, setting out 
specific themes, characteristics or 
features to be protected, or what 
measures would be acceptable to 
mitigate the impact of development that 
higher-level policy might allow. Policies 
can set out good design principles, 
local characteristics and appropriate 
materials to which new development 
will be required to respond. Paragraph 
127 of the NPPF supports this, saying 
that neighbourhood planning groups 
can play an important role in identifying 
the special qualities of the area and 
explain how this should be reflected in 
development. 
 
We also recommend that you 
familiarise yourself with the terminology 
of historic environment planning (such 
as “historic environment”, 
“conservation”, “significance”, “heritage 
asset”, and “setting”) by referring to the 
glossary in the NPPF, and ensure that 
your plan maintains consistency with 
the terminology used in the NPPF. We 
also suggest copying these and other 
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terms across to your plan’s own 
glossary. You can also familiarise 
yourself with, and include within your 
plan, the basic legislative and policy 
protections that heritage assets in 
England enjoy by browsing our online 
Heritage Protection Guide at 
historicengland.org.uk/advice/hpg 
<https://historicengland.org.uk/advice/h
pg> 
Finally, we should like to stress that this 
advice is based on the information 
provided by Over Alderley Parish 
Council on 17 May 2023. To avoid any 
doubt, this does not reflect our 
obligation to provide further advice on, 
or potentially, object to specific 
proposals which may subsequently 
arise as a result of the proposed 
neighbourhood plan, where we 
consider these would have an adverse 
effect on the historic environment. 
Thank you for providing Historic 
England with the opportunity to 
comment. 

8. (L) 
Natural 
England 
 
 

All   General 
comment 

Thank you for your consultation on the 
above dated 17 May 2023. 
Natural England is a non-departmental 
public body. Our statutory purpose is to 
ensure that the natural environment is 
conserved, enhanced, and managed for 

Noted. 
 
The OANDP takes a 
positive approach to 
protecting and enhancing 
the natural environment.  

No change 
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the benefit of present and future 
generations, thereby contributing to 
sustainable development. 
Natural England is a statutory consultee 
in neighbourhood planning and must be 
consulted on draft neighbourhood 
development plans by the Parish/Town 
Councils or Neighbourhood Forums 
where they consider our interests would 
be affected by the proposals made. 
Natural England does not have any 
specific comments on the Over Alderley 
Neighbourhood Plan. 
However, we refer you to the attached 
annex which covers the issues and 
opportunities that should be considered 
when preparing a Neighbourhood Plan. 
For any further consultations on your 
plan, please contact: 
consultations@naturalengland.org.uk. 
Yours sincerely 

The Plan describes local 
landscape character and 
includes a policy to protect 
and enhance it.  The 
OANDP also notes the 
many important wildlife 
areas in the Parish and 
includes a policy which 
supports BNG.   
 
A wildlife and landscape 
survey has been 
commissioned to provide 
important background 
information. 
 
 

9.1  
(N) 
 
United 
Utilities 
 

All   General 
Comment 

OVER ALDERLEY PARISH COUNCIL 
– OVER ALDERLEY DRAFT 
NEIGHBOURHOOD DEVELOPMENT 
PLAN 
 
Thank you for your consultation seeking 
the views of United Utilities Water 
Limited (UUW) as part of the 
Neighbourhood Plan (NP) for Over 
Alderley. UUW wishes to build a strong 

Noted. 
 
The NDP does not include 
any site allocations for new 
development and United 
Utilities would be consulted 
on proposals as part of the 
development management 
process. 

No change. 
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partnership with neighbourhood groups 
to aid sustainable development and 
growth 
 
Allocations for New Development 
Following our review of the NP, we note 
that there are no site-specific 
allocations for new development above 
and beyond those already identified in 
the wider development plan for 
Cheshire East. If this were to change, 
we would request early dialogue so that 
we can inform the site selection 
process and ensure any issues that are 
a concern to us are highlighted to you 
as early as possible. 
 

9.2  
(N) 
United 
Utilities 

All   General 
comment 

Our Assets 
It is important to outline the need for our 
assets to be fully considered in any 
proposals in the NP Area. 
UUW will not allow building over or in 
close proximity to a water main. 
UUW will not allow a new building to be 
erected over or in close proximity to a 
public sewer or any other wastewater 
pipeline. This will only be reviewed in 
exceptional circumstances. 
 
Site promoters should not assume that 
our assets can be diverted. 

Noted. 
 
The NDP does not include 
any site allocations for new 
development and United 
Utilities would be consulted 
on proposals as part of the 
development management 
process. 

No change. 
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On occasion, an asset protection matter 
within a site can preclude delivery of a 
proposed development. It is critical that 
site promoters / applicants engage with 
UUW on the detail of their design and 
the proposed construction works. All 
UUW assets will need to be afforded 
due regard in the masterplanning 
process for a site. 
 
This should include careful 
consideration of landscaping and 
biodiversity proposals in the vicinity of 
our assets and any changes in levels 
and proposed crossing points (access 
points and services). 
We strongly recommend that the LPA 
advises future applicants / promoters of 
the importance of fully understanding 
site constraints as soon as possible, 
ideally before any land transaction is 
negotiated, so that the implications of 
our assets on development can be fully 
understood. We ask site promoters to 
contact UUW to understand any 
implications using the below details: 
Developer Services – Wastewater Tel: 
03456 723 723 
Email: SewerAdoptions@uuplc.co.uk 
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Developer Services – Water Tel: 0345 
072 6067 
Email: 
DeveloperServicesWater@uuplc.co.uk 

9.3  
(N) 
United 
Utilities 

  OA8 
Wildlife 

Comment Draft Policy OA8 Wildlife 
 
We note that this policy states: 
‘As a principle, there should be a 
measurable net gain enhancement of 
biodiversity assets, with a biodiversity 
net gain of 10% as a minimum 
requirement and increased to attain 
maximum possible biodiversity 
outcome. Biodiversity net gain should 
be provided on site, unless it is not 
technically possible, in which case off-
site contributions will be sought within 
the Over Alderley neighbourhood area 
and parish.’ 
 
As an infrastructure provider, we 
request that the reference to ‘unless it 
is not technically possible’ is amended. 
On-site provision may not be the most 
appropriate long term solution for the 
delivery of BNG when investing in key 
infrastructure such as water and 
wastewater assets. It is critical that land 
at and around our key infrastructure 
sites is not sterilised to ensure that we 
are able to flexibly and most 

Partially accepted. 
 
Amend Policy OA8 Wildlife 
as suggested. 

Amend Policy OA8. 
 
Amend Paragraph 3 to: 
 
As a principle, there 
should be a measurable 
net gain enhancement of 
biodiversity assets, with 
a biodiversity net gain of 
10% as a minimum 
requirement and 
increased to attain 
maximum possible 
biodiversity outcome. 
Biodiversity net gain 
should be provided on 
site, unless it is not 
technically possible, 
‘unless evidence is 
presented to 
demonstrate that an off-
site proposal would be a 
more beneficial solution 
for the Parish’  in which 
case off-site 
contributions will be 
sought within the Over 
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appropriately respond to future growth 
and environmental drivers. This 
approach is supported by the planning 
practice guidance which states that the 
approach to BNG should be resilient to 
future pressures from further 
development. It states: 
‘When assessing opportunities and 
proposals to secure biodiversity net 
gain, the local planning authority will 
need to have regard to all relevant 
policies, especially those on open 
space, health, green infrastructure, 
Green Belt and landscape. It will also 
be important to consider whether 
provisions for biodiversity net gain will 
be resilient to future pressures from 
further development or climate change, 
and supported by appropriate 
maintenance arrangements. 
Paragraph: 023 Reference ID: 8-023-
20190721 
Revision date: 21 07 2019’ 
 
In this context, whilst an on-site solution 
may be technically possible, it may not 
be the most resilient to future pressures 
from development or climate change. 
We therefore recommend that ‘unless it 
is not technically possible’ is replaced 
with ‘unless evidence is presented to 

Alderley neighbourhood 
area and parish. The 
developer will be 
responsible for 
maintaining and ensuring 
the net gain over 30 
years. These 
requirements will be 
secured through a S106 
planning obligation, 
biodiversity gain plan or 
other mechanism 
required by legislation or 
regulation. 
 
 
Add further text to the 
end of the Policy: 
 
‘In order to protect local 
assets, biodiversity 
mitigation / enhancement 
should not be located 
directly over existing 
water and wastewater 
assets or where 
excavation onto the 
asset would require 
removal of the 
biodiversity.’ 
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demonstrate that an off-site proposal 
would be a more appropriate solution 
for BNG.’  
 
We also request that the policy should 
also allow for provision outside the 
boundary of the NP Area even though 
there may be a preference to locate any 
BNG within the NP boundary. This 
reflects the fact that the most effective 
solution for ecological enhancement 
may not be located within the NP Area. 
Indeed an area on the boundary of the 
NP Area may more appropriately locate 
BNG near to the site but outside the NP 
Area. We therefore suggest the 
following amendment to the proposed 
policy wording: 
 
‘2. Where this is not possible, securing 
local off-site habitat management to 
provide an overall benefit with the 
neighbourhood area and parish unless 
evidence is presented to demonstrate 
that a solution outside the 
neighbourhood / parish area would be a 
more appropriate solution for BNG.’ 
 
Finally we wish to note that biodiversity 
mitigation / enhancement should not be 
located directly over water and 
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wastewater assets or where excavation 
onto the asset would require removal of 
the biodiversity. 

9.4 
(N) 
United 
Utilities 

  Policy 
OA9 

Comment Sustainable Design 
 
UUW notes the importance of climate 
change and the wider issues 
associated with the climate emergency 
that are outlined in the NP. A critical 
element of the response to climate 
change is sustainable surface water 
management and the efficient use of 
clean water supply. We wish to ensure 
that the NP gives appropriate emphasis 
to designing new development so that it 
is resilient to the challenges of future 
climate change, such as, multi-
functional sustainable drainage, 
avoidance of flood risk, natural flood 
management techniques and the 
incorporation of water supply efficiency 
measures. 
 

Noted. 
 
The OANDP notes the 
climate emergency and the 
need for development to 
incorporate principles of 
sustainability. 

No change – see 
proposed detailed 
changes below. 
 
 

9.5  
(N) 
United 
Utilities 

  Policy 
OA9 

Comment Policy OA9 Sustainable Design 
Guidance 
UUW recommends the following 
additional wording as part of Policy 
OA9 Sustainable Design Guidance. 
 
‘In addition, developments should: 
 

Accepted. 
 
Amend Policy OA9 as 
suggested. 

Amend Policy OA9. 
 
In addition, 
developments should: 
 
1.Maximise water 
efficiency through 
storage and re-use of 
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• Apply the surface water hierarchy and 
incorporate sustainable drainage which 
is multi-functional, in preference to 
underground piped and tanked storage 
systems, unless, there is clear evidence 
why such techniques are not possible. 
• Ensure landscaping proposals are 
integrated with the strategy for 
sustainable water management.’ 
 
We also wish to suggest the following 
additional paragraphs to the 
Justification section of Policy OA9 
Sustainable Design Guidance: 
 
Sustainable surface water management 
and the efficient use of water are critical 
elements of the design and 
development process. Sustainable 
surface water management should be 
at the forefront of the design process 
and linked to green/blue infrastructure, 
landscape design and biodiversity. 
Green infrastructure can help to 
mitigate the impacts of high 
temperatures, combat emissions, 
maintain or enhance biodiversity and 
reduce flood risk. Green / blue 
infrastructure and landscape provision 
play an important role in managing 
water close to its source. 

grey water and using 
appropriate climate 
resilient planting in 
landscaping schemes;   
2.Use sustainable 
drainage schemes where 
appropriate to manage 
surface water on site and 
enhance local wetland 
habitats; and 
 
2. Apply the surface 
water hierarchy and 
incorporate sustainable 
drainage which is multi-
functional, in preference 
to underground piped 
and tanked storage 
systems, unless, there is 
clear evidence why such 
techniques are not 
possible;   
 
3.Ensure landscaping 
proposals are integrated 
with the strategy for 
sustainable water 
management; and 
 
4.Provide sufficient 
garden areas to provide 
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space for food growing 
and wildlife.  
 
 
 
 
 
Add further text to 
justification for the 
Policy: 
 
‘In addition sustainable 
surface water 
management and the 
efficient use of water are 
critical elements of the 
design and development 
process. Sustainable 
surface water 
management should be 
at the forefront of the 
design process and 
linked to green/blue 
infrastructure, landscape 
design and biodiversity. 
Green infrastructure can 
help to mitigate the 
impacts of high 
temperatures, combat 
emissions, maintain or 
enhance biodiversity and 
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reduce flood risk. Green / 
blue infrastructure and 
landscape provision play 
an important role in 
managing water close to 
its source.’ 
 

9.6  
(N) 
United 
Utilities 

  Policy 
OA9 or 
new Policy  

Comment Water Efficiency 
 
Building Regulations Part G includes an 
optional standard for water efficiency of 
110 litres per person per day (l/p/day) 
for new residential development which 
can be implemented through local 
planning policy where there is a clear 
need based on evidence. In this regard, 
we have enclosed evidence prepared 
by Water Resources West to support 
the adoption of the Building Regulations 
optional requirement for local 
authorities in North West England and 
the Midlands. We therefore recommend 
the inclusion of the following additional 
wording in the emerging NP regarding 
water efficiency. This could be included 
as an additional criterion to Policy OA9 
Sustainable Design Guidance or as a 
separate new policy: 
 
‘All new residential developments must 
achieve, as a minimum, the optional 

Not accepted. 
 
The steering group agreed 
that the suggested changes 
would involve the addition 
of significant technical detail 
which would not sit well with 
the rest of the Plan. Water 
management is already 
covered in higher level 
strategic policies in the CEC 
Local Plan and it is 
understood that an SPD on 
SuDS will shortly be 
adopted by CEC. 

No change. 
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requirement set through Building 
Regulations Requirement G2: Water 
Efficiency or any future updates. 
All major non-residential development 
shall incorporate water efficiency 
measures so that predicted per capita 
consumption does not exceed the 
levels set out in the applicable 
BREEAM ‘Excellent’ standard. Where 
the ‘Excellent’ Standard cannot be 
achieved, evidence must be submitted 
with an application to the satisfaction of 
the local planning authority. The 
BREEAM ‘Very Good’ standard must 
be met as a minimum.’ 
 
We wish to highlight that improving 
water efficiency makes a valuable 
contribution to water reduction as well 
as carbon reduction noting that water 
and energy efficiency are linked. We 
also wish to note the associated 
societal benefits by helping to reduce 
customer bills. 

9.7  
(N) 
United 
Utilities 

  New 
Policy  

Comment Sustainable Drainage – Foul Water and 
Surface Water 
 
In addition to the recommended 
changes to Policy OA9 Sustainable 
Design Guidance set out above, we 
recommend that the NP includes a 

Not accepted. 
 
The steering group agreed 
that the suggested changes 
would involve the addition 
of significant technical detail 
which would not sit well with 

No change. 
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comprehensive policy on foul and 
surface water management. This is 
because control over the management 
of surface water is a critical response to 
the challenge of climate change. 
Sustainable surface water management 
helps to control the flows and volumes 
of surface water that enter the public 
sewer and therefore are an inherent 
component of reducing the likelihood of 
discharges into the regions 
watercourses from sewer overflows. 
Our example sustainable drainage 
policy is set out below and we 
recommend that you include this in your 
NP. 
 
‘Sustainable Drainage – Foul and 
Surface Water 
All applications must be supported by a 
strategy for foul and surface water 
management. Surface water should be 
discharged in the following order of 
priority: 
i. An adequate soakaway or some other 
form of infiltration system. 
ii. An attenuated discharge to a surface 
water body. 
iii. An attenuated discharge to public 
surface water sewer, highway drain or 
another drainage system. 

the rest of the Plan. Water 
management is already 
covered in higher level 
strategic policies in the CEC 
Local Plan and it is 
understood that an SPD on 
SuDS will shortly be 
adopted by CEC. 
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iv. An attenuated discharge to public 
combined sewer. 
Proposals should be designed to 
maximise the retention of surface water 
on-site and minimise the volume, and 
rate of, surface water discharge off-site. 
On greenfield sites, any rate of 
discharge shall be restricted to a 
greenfield run-off rate. On previously 
developed land, applicants must also 
follow the hierarchy for surface water 
management and target a reduction to 
a greenfield rate of run-off. Proposals 
on previously developed land must 
achieve a minimum reduction in the 
rate of surface water discharge of 30% 
rising to a minimum of 50% in any 
critical drainage area identified by the 
SFRA. To demonstrate any reduction, 
applicants must submit clear evidence 
of existing operational connections from 
the site with associated calculations on 
rates of discharge. Where clear 
evidence of existing connections is not 
provided, applicants will be required to 
discharge at a greenfield rate of run-off.  
 
The design of proposals must assess 
and respond to the existing hydrological 
characteristics of a site to ensure a 
flood resilient design is achieved and 
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water / flooding is not deflected or 
constricted. 
Applications for major development will 
be required to incorporate sustainable 
drainage which is multi-functional, in 
accordance with the four pillars of 
sustainable drainage, in preference to 
underground piped and tanked storage 
systems, unless, there is clear evidence 
why such techniques are not possible. 
The sustainable drainage should be 
integrated with the landscaped 
environment and the strategy for 
biodiversity net gain. 
For any development proposal which is 
part of a wider development / allocation, 
foul and surface water strategies must 
be part of a holistic site-wide strategy. 
Pumped drainage systems must be 
minimised and a proliferation of 
pumping stations on a phased 
development will not be acceptable. 
Applications must be accompanied by 
drainage management and 
maintenance plans including a plan for 
any watercourse within the application 
site or an adjacent watercourse where 
the application site is afforded riparian 
rights. 
 
Explanatory Text 
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Application of the hierarchy for 
managing surface water is a key 
requirement for all development sites to 
reduce flood risk and the impact on the 
environment. Clear evidence must be 
submitted to demonstrate why 
alternative preferable options in the 
surface water hierarchy are not 
available before discharging surface 
water to the public sewer. 
 
Foul and surface water drainage must 
be considered early in the design 
process. Sustainable drainage should 
be integrated with the landscaped 
environment and designed in 
accordance with the four pillars of 
sustainable drainage (water quantity, 
water quality, amenity and biodiversity). 
It should identify SuDS opportunities, 
including retrofit SuDS opportunities, 
such as green roofs; permeable 
surfacing; soakaways; filter drainage; 
swales; bioretention tree pits; rain 
gardens; basins; ponds; reedbeds and 
wetlands. Any drainage should be 
designed in accordance with ‘Ciria 
C753 The SuDS Manual’, sewerage 
sector guidance, or any subsequent 
replacement guidance. 
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The hydrological assessment of the site 
must consider site topography, naturally 
occurring flow paths, ephemeral 
watercourses and any low lying areas 
where water naturally accumulates. 
Resultant layouts must take account of 
such circumstances. Applications will 
be required to consider exceedance / 
overland flow paths from existing and 
proposed drainage features and 
confirm ground levels, finished floor 
levels and drainage details. 
Drainage details, ground levels and 
finished floor levels are critical to 
ensure the proposal is resilient to flood 
risk and climate change. It is good 
practice to ensure the external levels 
fall away from the ground floor level of 
the proposed buildings (following any 
regrade), to allow for safe overland flow 
routes within the development and 
minimise any associated flood risk from 
overland flows. In addition, where the 
ground level of the site is below the 
ground level at the point where the 
drainage connects to the public sewer, 
care must be taken to ensure that the 
proposed development is not at an 
increased risk of sewer surcharge. It is 
good practice for the finished floor 
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levels and manhole cover levels 
(including those that serve private 
drainage runs) to be higher than the 
manhole cover level at the point of 
connection to the receiving sewer. 
 
Holistic site-wide drainage strategies 
will be required to ensure a coordinated 
approach to drainage between phase 
and between developers. Applicants 
must demonstrate how the approach to 
drainage on any phase of development 
has regard to interconnecting phases 
within a larger site with infrastructure 
sized to accommodate interconnecting 
phases. When necessary, the holistic 
drainage strategy must be updated to 
reflect any changing circumstances 
between each phase(s). The strategy 
shall demonstrate communication with 
infrastructure providers and outline how 
each phase interacts with other phases. 

9.8  
(N) 
United 
Utilities 

  OA9  Comment Flood Risk 
 
In accordance with the definition of 
flood risk in the National Planning 
Practice Guidance and the need to 
ensure new development is resilient 
and responsive to the challenge of 
climate change, we continue to 

Not accepted. 
 
The steering group agreed 
that the suggested changes 
would involve the addition 
of significant technical detail 
which would not sit well with 
the rest of the Plan. Water 
management is already 

No change. 
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recommend the inclusion of the 
following wording relating to flood risk. 
 
‘The risk of flooding from any source 
must be considered. Applicants will be 
required to consult with the water and 
sewerage undertaker to confirm the 
nature and extent of any flood risk from 
sewers and reservoirs. 
For sewers, the consultation should 
confirm: 
a) if there are any sewer surcharge 
levels at the point of connection that 
could influence site design; 
b) whether there is an incident of sewer 
flooding at, or in the vicinity of, the 
proposed development site; and 
c) if sewer modelling data indicates that 
existing sewers that pass through or 
near to the site present a modelled risk 
of sewer flooding. 
 
This information will inform whether to 
apply the sequential approach. 
Development should not be located in 
an area at risk of flooding. Applicants 
must demonstrate that proposals do not 
increase flood risk and are safe. 
Applicants should not assume that 
changes in levels or that changes to the 
public sewer (including diversion), will 

covered in higher level 
strategic policies in the CEC 
Local Plan and it is 
understood that an SPD on 
SuDS will shortly be 
adopted by CEC. 
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be acceptable as such proposals could 
increase / displace flood risk.’ 
 

9.9  
(N) 
United 
Utilities 

  New 
Policy  

Comment New Policy – Supporting Utility 
Infrastructure 
 
UUW wishes to highlight that it owns 
assets adjacent to the settlement 
boundary in an area of open 
countryside and within the green belt. 
This includes Lowerhouse Water 
Treatment Works. Upgrades to such 
assets may be required in the near 
future, and it is important to ensure that 
any required upgrades and expansions 
to these sites can be made in order for 
us to meet the infrastructure 
requirements of proposed future 
development in the borough and future 
environmental drivers. UUW requests 
support for any investment in our 
assets. It is therefore requested that a 
policy is included in the NP to recognise 
that investment in water and 
wastewater infrastructure, including 
infrastructure located outside the 
settlement boundary, is appropriate for 
development for operational 
infrastructure purposes. Our 
recommended wording is: 
 

Accepted. 
 
Insert new Policy supporting 
investment in infrastructure 
as suggested. 
 
UU should note however 
that NDP policies can only 
relate to development 
proposals within the 
designated neighbourhood 
plan area / parish boundary. 

Insert new NDP Policy 
after sustainable design 
section: 
 
‘Policy OAX 
Infrastructure: 
 
Proposals for water and 
wastewater infrastructure 
investment will be 
supported where they 
facilitate the delivery of 
wider sustainable 
development and meet 
the environmental 
objectives of water and 
sewerage undertakers.  
This includes 
development proposals 
for water and wastewater 
infrastructure in 
protected areas such as 
the Green Belt, open 
countryside or in existing 
green spaces, where the 
investment is needed to 
respond to future growth 
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‘We will support water and wastewater 
infrastructure investment which 
facilitates the delivery of wider 
sustainable development and the 
meeting of environmental objectives of 
water and sewerage undertakers 
including development proposals for 
water and wastewater infrastructure in 
protected areas such as the Green Belt, 
open countryside or in existing green 
spaces, where the investment is 
needed to respond to future growth and 
environmental needs.’ 
 

and environmental 
needs.’ 
 
Insert additional 
supporting text: 
 
Policy OAX has been 
added to the submission 
plan following 
representations from UU 
in response to the 
Regulation 14 
consultation. 
 
UU set out that it owns 
assets in an area of open 
countryside and within 
the Green Belt. This 
includes Lowerhouse 
Water Treatment Works. 
Upgrades to such assets 
may be required in the 
near future, and it is 
important to ensure that 
any required upgrades 
and expansions to these 
sites can be made in 
order to meet the 
infrastructure 
requirements of 
proposed future 
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development in the 
borough and future 
environmental drivers.  
 
Policy OAX recognises 
that investment in water 
and wastewater 
infrastructure, including 
infrastructure located 
outside the settlement 
boundary, is appropriate 
for development for 
operational infrastructure 
purposes 

9.10  
(N) 
United 
Utilities 

  New 
Policy  

Comment .New Policy – Groundwater Source 
Protection Zone 
 
The Environment Agency has defined 
Groundwater Source Protection Zones 
(SPZs) for groundwater sources, which 
are often used for public drinking water 
supply purposes. The prevention of 
pollution to drinking water supplies is 
critical. The SPZs signify where there 
may be a particular risk from activities 
on or below the land surface. Such 
activities include construction. The 
details of SPZs can be viewed on the 
website of the Environment Agency. 
There is a SPZ located within the NP 
Area. 

Not accepted. 
 
The steering group agreed 
that the suggested changes 
would involve the addition 
of significant technical detail 
which would not sit well with 
the rest of the Plan. Water 
management is already 
covered in higher level 
strategic policies in the CEC 
Local Plan and it is 
understood that an SPD on 
SuDS will shortly be 
adopted by CEC. 

No change. 
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We wish to highlight that new 
development sites are more 
appropriately located away from 
locations which are identified as 
sensitive groundwater protection areas 
especially land within and adjacent to 
Groundwater Source Protection Zone 1 
(SPZ1) which is closest to the water 
abstraction point and the most 
sensitive. 
 
We recommend the inclusion of a 
separate policy relating to groundwater 
source protection zones. Our 
recommended policy is below. 
 
‘Development proposals must accord 
with the latest national guidance on 
Groundwater Protection. Where 
necessary, applicants will be required 
to undertake a risk assessment 
(quantitative and qualitative) of the 
impact on the groundwater environment 
and public water supply. Development 
will only be acceptable where it is 
demonstrated to the Local Planning 
Authority that there will be no 
unacceptable impact on the 
groundwater environment and public 
water supply’. 
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Summary 
If you have any queries or would like to 
discuss this representation, please do 
not hesitate to contact me at 
planning.liaison@uuplc.co.uk. 
 
See attachment as appendix 
screenshots 

10.1 
(P) 
 
Cheshire 
Gardens 
Trust 

 4.3 Policy 
OA6 
Landscap
e 
Character 

Comment Thank you for the opportunity to 
comment on the Over Alderley 
Neighbourhood Development Plan. We 
are 
responding on behalf of Cheshire 
Gardens Trust (CGT), which exists to 
promote awareness, understanding and 
conservation of historic parks and 
gardens, which in planning terms are 
‘heritage assets’. 
 
Cheshire Gardens Trust (CGT) works 
with The Gardens Trust as the National 
Statutory Consultee. For further 
information see The Planning System in 
England and the Protection of Parks 
and Gardens available at 
http://thegardenstrust.org/wp-
content/uploads/2019/09/PLANNING-
DOC-Final-interactive-4_7_19-2.pdf 
 
Registered parks and gardens 

Accepted.  Add further text 
to the NDP noting the 
importance of local 
unregistered parks and 
gardens. 

Refer to the comments in 
the supporting text / 
justification for revised 
policy on non designated 
heritage assets.  
 
Insert the following text: 
 
‘In response to the 
Regulation 14 public 
consultation on the Draft 
Plan, Cheshire Gardens 
Trust submitted 
comments and 
information relating to 
unregistered parks and 
gardens in the 
neighbourhood plan 
area. 
The Historic Environment 
Record and Cheshire 
Archives and Local 
Studies hold the group’s 

mailto:planning.liaison@uuplc.co.uk
http://thegardenstrust.org/wp-content/uploads/2019/09/PLANNING-DOC-Final-interactive-4_7_19-2.pdf
http://thegardenstrust.org/wp-content/uploads/2019/09/PLANNING-DOC-Final-interactive-4_7_19-2.pdf
http://thegardenstrust.org/wp-content/uploads/2019/09/PLANNING-DOC-Final-interactive-4_7_19-2.pdf
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Historic England maintains the Register 
of Parks and Gardens of Special 
Historic Interest; these are historic 
designed 
landscapes in England and Wales of 
national importance. We understand 
that there are no Registered Parks and 
Gardens in the area of the OANP. 
 
Unregistered parks and gardens 
CGT volunteers have researched many 
sites in Cheshire East. The Historic 
Environment Record and Cheshire 
Archives and Local Studies hold our 
research and recording reports and our 
draft lists are available on Cheshire 
Gardens Trust website www.cheshire-
gardens-trust.org.uk/  
The Conservation Officers in Cheshire 
East are also aware of this work. 
 
We have completed research reports 
on Birtles Hall and Alderley Park, both 
of which in whole or in part fall with the 
parish of Over Alderley. In addition, the 
historic landscape of Hare Hill managed 
by the National Trust and described by 
them as ‘A tranquil wooded garden, 
surrounded by historic parkland, with a 
delightful walled garden’ also lies with 
the parish. 

research and recording 
reports and draft lists are 
available on the 
Cheshire 
Gardens Trust website 
www.cheshire-gardens-
trust.org.uk/ .  Research 
reports have been 
completed on Birtles Hall 
and Alderley Park, both 
of which in whole or in 
part fall with the parish of 
Over Alderley. In 
addition, the historic 
landscape of Hare Hill 
managed by the National 
Trust and described by 
them as ‘A tranquil 
wooded garden, 
surrounded by historic 
parkland, with a 
delightful walled garden’ 
also lies with the parish. 

http://www.cheshire-gardens-trust.org.uk/
http://www.cheshire-gardens-trust.org.uk/
http://www.cheshire-gardens-trust.org.uk/
http://www.cheshire-gardens-trust.org.uk/
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

 
10.2 
(P) 
 
Cheshire 
Gardens 
Trust 

  4.3 Comment We have considered the Over Alderley 
Neighbourhood Plan (OANP) and our 
comments are as follows: 
 
We appreciate that the portrait of Over 
Alderley, the draft vision and objectives 
mention historic parkland and ‘high 
quality landscape’. We consider that the 
topography and designed landscapes 
create the distinctive character of Over 
Alderley but that this is not brought out 
sufficiently within the OANP. Built 
heritage is described (4.2), and historic 
parkland and landscape character are 
mentioned under Landscape Wildlife 
and Sustainability (4.5) but the 
designed 
woodlands, tree groups, gardens, 
drives and associated features are not 
mentioned. These are heritage assets 
and 
should be included in Appendix 2, Non 
designated Heritage Assets 
We attach our reports on Alderley Park 
and Birtles Hall for information. 
If you have any further queries, please 
contact the undersigned. 
 
 

Accepted. 
 
Add further text to the NDP 
as suggested. 
 
Steering Group to consider 
whether the features 
identified should be 
included in the list of local 
heritage assets in Appendix 
2.ie Alderley Park (area 
within NDP area) and 
Birtles Hall gardens.  The 
organisation will be 
contacted and asked to 
identify those assets that lie 
within the parish boundary. 
 
(Steering Group also 
contacted CEC 
Conservation Officer to  
request advice and 
support). 

Add further text before 
paragraph above: 
 
‘Therefore, in addition to 
the built heritage non 
designated heritage 
assets identified in 
Appendix 2, the local list 
has been amended to 
include a number of 
historic landscape 
features associated with 
the designed woodlands, 
tree groups, gardens, 
drives and associated 
features. These are 
identified in NDP Policy  
OAX Locally Listed 
Heritage Assets’ 
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Appendix 1 - Copy of Natural England Attachment 
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Appendix 2 - Copy of United Utilities Attachment 
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Appendix 3 - Copy of Cheshire Gardens Part 2 Documents 

Part 2 
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Part 3 
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Part 4 
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Part 5 
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Part 6 
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Part 7 
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Part 8 
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Part 9 
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Part 10 
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Table 3 Residents 

Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

1. 
B 

  Appendix 
2 

Comment After much 
consideration, Nicola 
and I would not like 
our house (Church 
Cottage, Birtles Lane) 
to be included in the 
list of NDHAs in the 
local plan. Please 
confirm the removal. 

Refer to Table 1 ref 11. 
The Steering Group 
requested advice from 
CEC and it was decided 
to refer to the local list as 
a ‘candidate list’ until all 
proposed assets are 
reviewed and the final 
list is designated by the 
LPA. 
List to be referred to as a 
‘candidate list’ in the 
NDP until all assets are 
reviewed and designated 
by CEC. 
 

No change. 
 

2. N/A   Comment Thank you for your 
email, I'm intending to 
attend the drop in 
session this evening 
and I would like to 
borrow a hard copy of 
the plan to take 
home for my husband 
to read. 

Noted. No change. 

3. 
 
E 

All   Comment All very interesting. 
I hope that common 
sense will prevail. 

Noted. No change. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

No building of 
monstrosities that 
have no place in rural 
Cheshire. 
Those of us who have 
the privilege of living 
in the country must be 
aware of our 
responsibilities.  We 
respect and support 
rural community life 
and the traditions, 
local customs and 
local events. We must 
be involved, open and 
share with our 
neighbours. We do 
not live in stockades 
but open houses 
where trust must rule. 
We realise that we do 
not live in park, on a 
dumping ground but in 
a living, working 
environment.  We 
must treat the 
countryside with care. 
If we do not we kill off 
the very places and 
people we so enjoy. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

4.   Appendix 
2 

Comment Mount Farm as a non 
designated heritage 
asset? 

SH to consider the 
proposed building for 
inclusion in the local list. 
Refer to Table 1 ref 11. 
The Steering Group 
requested advice from 
CEC and it was decided 
to refer to the local list as 
a ‘candidate list’ until all 
proposed assets are 
reviewed and the final 
list is designated by the 
LPA. 
List to be referred to as a 
‘candidate list’ in the 
NDP until all assets are 
reviewed and designated 
by CEC. 
 

No change. 
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Table 4 Landowners and Developers 

 

Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

1. (F) 
Melllor 
Speakman 
 

  Appendix 
2 

Objection Please find attached a 
response form to the Over 
Alderley Draft 
Neighbourhood 
Development Plan on 
behalf of our client, XX . 
As you may be aware XX 
has substantial land 
holdings within Over 
Alderley which include the 
following properties: 

• Fittontown 
Farmhouse 

• Harebarrow 
Farmhouse 

• Mount Pleasant 
Cottage 

• Lower Harebarrow 

• Black Greyhound 
House 

• Greyhound Smithy 
Two of these properties 
have been identified in 
Appendix 2 of the draft 
plan as Non designated 
Heritage Assets – 
Greyhound Smithy and 

Refer to Table 1 ref 11. 
The Steering Group 
requested advice from 
CEC and it was decided 
to refer to the local list as 
a ‘candidate list’ until all 
proposed assets are 
reviewed and the final 
list is designated by the 
LPA. 
 

No change. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Black Greyhound House. 
We do not believe that 
these properties are 
worthy of such designation 
and therefore object to 
their inclusion on the list. 
Please could you confirm 
receipt of our comments. 
Kind regards 

1.2   Obj 1 and 
3 

Support  Noted. No change. 

1.3   Obj 3 Support We support the principle of 
preservation and 
enhancement of heritage 
assets and their settings in 
order to protect the 
distinctive local built 
character of the area but 
not the designation of 
Black Greyhound House 
and Greyhound Smithy. 

Not accepted. No change. 

1.4   Objs 4, 5, 
6 

Support  Noted. No change. 

1.5   OA1 
OA2 
OA3 

Support  Noted. No change. 

1.6   OA4 Object As agent for the owner of 
Black Greyhound House 
and Greyhound Smithy we 
were not consulted by the 
Parish Council with 

Noted. 
The PC hand delivered 
letters to all properties 
on the proposed list and 
placed a notice on the 

No change. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

regards to inclusion of 
these properties on the 
non designated heritage 
assets list 

NDP pages of the PC 
website.  However it is 
possible that some 
landowners did not 
receive the letters as 
they do not lie at the 
properties. 

1.7   OA5 
OA6 
OA7 
OA8 
OA9 

Support  Noted. No change. 

1.8   OA10 Support We agree that conversion 
should be sensitive to form 
and character but not 
overly prescriptive so as to 
make it impossible or 
unviable to convert such 
properties, thus leading to 
vacant and unsightly 
buildings. 

Noted. No change. 

1.9   4.2 
Appendix 
2 

Comment Over Alderley has 27 
listed buildings and 
scheduled monuments 
and whilst we are 
supportive of policies and 
proposals to conserve and 
enhance built heritage we 
do not feel that the 
buildings identified in 
Appendix 2 (Non 

Not accepted. 
 
The SG consider these 
buildings to have local 
heritage interest. 
 
Refer to Table 1 ref 11. 
 
The assets will be 
referred to as 

No change. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

designated Heritage 
Assets) within the 
ownership of our client 
Mrs Penny Guinness, are 
worthy of being locally 
listed.   
 
No evidence has been 
provided in relation to their 
local heritage and cultural 
significance. Given the 
age of the properties, 
whilst they may act as 
local landmarks due to 
their location, we do not 
believe that they hold local 
heritage and cultural 
significance and should 
not therefore be subject to 
the more prescriptive 
control proposed by Draft 
Policy OA4.  

‘candidates’ until CEC 
have reviewed the 
proposed assets and 
designated those 
considered to have local 
interest. 

2.1 
M 
 
Alderley 
Park 

All   Comment Observations on the Dra 
Over Alderley 
Neighbourhood Plan 
(Regulation 14 Public 
Consultation) 
 
This response is provided 
on behalf of Alderley Park 
Limited. 

Partially accepted. 
 
The NDP should include 
more information about 
Alderley Park – that part 
within the parish and 
neighbourhood plan 
area. 

Amend 4.3.5: 
 
Part of the neighbourhood area to the 
southwest falls within Alderley Park 
Opportunity Site.   
 
‘A small area of Alderley Park 
Opportunity Site falls within Over 
Alderley neighbourhood plan area, but 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

Alderley Park Limited 
(APL) supports the Parish 
Council's objectives to 
adopt a Neighbourhood 
Plan for Over Alderley. 
APL does not have any 
substantive comments in 
respect of the draft Plan 
policies but wishes to raise 
2 issues. 
 
The first relates to the 
limited references within 
the draft Plan in respect of 
Alderley Park. It is 
appreciated that the Park 
is only partly physically 
located within the Parish in 
geographical terms 
however the wider 
economic and community 
benefits of Alderley Park 
are significant and 
transcend local Parish 
boundaries. 
 
Through the ongoing 
redevelopment of the life 
sciences campus, several 
valuable assets have been 
delivered which provide 

the wider environmental impacts are 
significant.’ 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

significant community 
benefits and have helped 
to significantly strengthen 
community integration 
including the opening of 
the Churchill Tree public 
house and restaurant and 
the Everybody Sport and 
Leisure facility. These 
facilities are accessible to 
surrounding communities. 
 
Alderley Park by its nature 
is also now an open and 
inclusive facility (as 
opposed to being an 
enrely private and secure 
site when operated by 
Astra Zeneca) with 
significant areas of green 
space and walking and 
cycling trails provided and 
maintained for use by the 
wider community and on-
site residents. A number of 
public events are also held 
which promote interaction 
including the annual 
Alderley Park Family Farm 
day, outdoor cinema 
events in summer 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

(Cinema Under the Stars), 
use of the site for the 
weekly Alderley Park 
‘Parkrun’ event and other 
scheduled trail running 
events. The Parish 
Council may wish to reflect 
the above in the 
contextual section of the 
Plan, for example in 
describing the makeup of 
the Parish and links to 
local facilities and 
employment opportunities. 
 

2.2 
M 
 
Alderley 
Park 

 4.3.5 
4.3.10 

 Comment The second point we wish 
to raise relates to the 
following  text at 
paragraph at paras 4.3.5 
and 4.3.10 of the draft 
Plan: 
 
‘Part of the neighbourhood 
area to the southwest falls 
within Alderley Park 
Opportunity Site. Local 
Plan Strategy Site LPS 61 
sets out that the Council 
supports development on 
this site to create a life 
science park with a focus 

Noted. 
 
The Parish Council 
recognises that 
development of Alderley 
Park has included 
schemes to mitigate 
impacts on local wildlife 
and to improve habitats. 
 
However the Park and 
numerous lighting 
schemes have an 
adverse impact on the 
rural landscape 
character of the wider 

No change. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

on human health science 
research and 
development, 
technologies, and 
processes subject to 
criteria. There is also 
housing development. The 
part of the site allocation 
within Over Alderley also 
includes part of a Local 
Wildlife Site (Local Plan 
Strategy Policy SE 3 
Biodiversity and 
Geodiversity) and an 
ecological network (Local 
Plan SADPD Policy ENV 1 
Ecological network). The 
Parish Council has 
concerns about the 
impacts of the 
development on local 
wildlife and landscape 
character in the 
neighbourhood area and 
in particular visual impacts 
and disturbance from light 
pollution associated with 
the development.’ 
 
 In most of the Parish the 
lack of street lighting and 

parish and residents 
have expressed 
concerns about these 
impacts and particularly 
lighting.  Therefore, no 
change is proposed to 
the Plan policy apart 
from the new wording 
provided by CEC – see 
Table 1. 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

built-up areas help to 
conserve the relatively 
dark night skies as an 
important and valued part 
of local character. 
However new 
developments can erode 
these qualities and there 
are concerns that the 
impact of new buildings at 
Alderley Park in particular 
are having an adverse 
impact on wildlife and 
landscape character.’ 
 
APL understands that the 
Parish is keen to ensure 
that local character is 
preserved and to avoid 
adverse impacts on 
wildlife and landscape 
character. APL shares 
those objectives but does 
not agree that new 
buildings at Alderley Park 
have had an adverse 
impact on wildlife and 
landscape character.  
 
The repurposing of 
Alderley Park from a 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

closed private facility to an 
open and inclusive global 
centre of excellence for life 
sciences is a huge 
undertaking led by a long 
standing and highly 
experienced developer in 
Bruntwood. The vast 
majority of development at 
Alderley Park has been 
undertaken on previously 
developed land (as 
directed by the LPS61 
Alderley Park Opportunity 
Area allocation in the 
Cheshire East Local Plan 
Strategy) which, by its 
very nature, is a 
sustainable practice. All 
development at Alderley 
Park is undertaken in 
accordance with a 
comprehensive 
Environment Impact 
Assessment which was 
prepared for the wider site 
masterplan in 2015. All 
developments at Alderley 
Park are required to 
accord with the Council's 
policies in respect of 
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Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

ecology, the landscape, 
preserving amenity and 
lighting impacts, in 
addition to national 
planning policy.  
Alderley Park, as an 
exemplar development, 
goes significantly beyond 
adopted policy 
requirements however. As 
part of the 2016 site wide 
planning permission, the 
Park continues to 
implement an ambitious 
25 year landscape and 
habitat management plan. 
Significant progress has 
been made in delivering 
the aims and objectives of 
the Plan through new tree 
planning, wildflower 
creation, enhancing the 
habitat of Radnor Mere, 
the removal of invasive 
species and promotion of 
indigenous flora and 
fauna, the creation and 
extension of publicly 
accessible footpaths and 
cycle routes, a wider 
programme of woodland 
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management and 
enhancement and other 
measures. The Park is 
also actively pursuing 
options for renewable 
energy to meet the 
demands of the site and to 
reduce its carbon footprint. 
Alderley Park employs a 
full me team to maintain 
and enhance the 
biodiversity and landscape 
value of the site. In 
summary it is evident that 
Alderley Park continues to 
have a significantly 
beneficial impact for 
biodiversity and the 
enhancement of the local 
landscape. We would 
respectfully request that 
this should be recognised 
in the Plan. 

2.3 
M 
 
Alderley 
Park 

All   Comment This concludes APL's 
observations on the draft 
Neighbourhood Plan and 
we thank you for the 
opportunity to provide a 
response. We would be 
grateful to receive future 

Noted. No change. 
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updates as the Plan 
progresses. 
CV Planning on behalf of 
Alderley Park Limited. 

2.1 
(O) 
 
Eden 
Planning 
 
Part 1 

All   Comment 
General 

I am emailing to formally 
submit representations to 
the Draft Over Alderley 
Neighbourhood Plan 
Document [OANDP] 
consultation. Please find 
attached: 

• A completed copy of the 

Consultation Response 
Form; and 

• A supporting letter. 

We are grateful for the 
opportunity to submit 
representations to the 
OANDP consultaon, 
these having been 
prepared on behalf of the 
applicant of the pending 
application proposing 
redevelopment of an 
established brownfield / 
previously developed site 
at Hocker Lane (Ref: 
22/4903M). 
 
We have provided 
comments to advise where 

Noted. No change. 
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we have no further 
comment about draft 
policy and where we have 
particular concerns about 
draft wording which is 
deemed contrary to 
adopted Cheshire East 
Council policy and / or 
national planning 
policy and guidance. 
We seek to assist Over 
Alderley Parish Council in 
securing a NDP which is 
consistent with local and 
national planning policy 
and will facilitate 
development which can 
have a positive 
contribution to the 
vibrancy of the local 
community, as well as the 
character and settng of 
Over Alderley. 
We look forward to further 
opportunities to engage 
with Over Alderley Parish 
Council in subsequent 
stages of the emerging 
OANDP. 

2.2 
 

  Vision support Please see supporting 
letter 

Noted – see below. No change 
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Pt 2 
Eden 
Planning 
2.3   Obj 1 - 6 Comment 

/ support 
Please see supporting 
letter. 
Neutral. Eden Planning 
supports the ethos behind 
Draft Objectives 1 to 6, 
however, there is a 
concern that there is not 
an objective relating to 
‘Housing’ or ‘Residential 
Development’ as this is 
considered fundamental to 
delivering a sustainable 
and vibrant community, as 
promoted by the Parish 
Council’s Draft Vision. 
While the principles of the 
matters numbered 1-6 
above are supported, 
Eden Planning 
recommends that the 
OANDP does not fall silent 
on the delivery of homes. 

Noted. 
 
The NDP does not 
include objectives 
related to housing 
development as the NDP 
area is washed over by 
the Green Belt and there 
is no minimum housing 
requirement for the 
parish set out in the 
Local Plan.  The focus of 
the Plan is to protect and 
enhance the beautiful 
rural environment and to 
ensure that where 
development takes place 
it is sensitive to this 
context. 

No change 

2.4   Objs 2,3,4  Neutral. Please see note 
above and supporting 
letter. 

Noted. No change. 

2.5   Obj 5 Object The draft objective of 
‘Development and Design’ 
(Number 5) is specifically 

Partially accepted. 
 

Amend Objective 5 to: 
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‘To protect the integrity of 
the Green Belt; and to 
promote sensitive and 
appropriate high-quality 
development which 
enhances the existing 
character of the built form 
and landscape setting and 
is sustainable and 
resource efficient.’ This 
current wording suggests 
that the purpose of Green 
Belt as sited within the 
draft OANDP may not be 
consistent with the five 
purposes as confirmed 
within the National 
Planning Policy  
Framework. Eden 
Planning recommends that 
this is reviewed to ensure 
consistency with adopted 
local planning policy, and 
national planning policy. 

Obj 5 could be reworded 
to remove the Green 
Belt element from the 
design part.   

‘To protect the integrity of the Green 
Belt and to To promote sensitive, and 
appropriate high-quality development 
which enhances the existing character 
of the built form and landscape setting, 
and is sustainable and resource 
efficient.’ 
 
Could include new Overarching 
Objective:  
‘To provide a local planning policy 
framework which is appropriate to 
Over Alderley’s location in the Green 
Belt.’ 
 
  

2.6   Obj 6 Comment Neutral. Please see note 
above and supporting 
letter. 

Noted. No change. 

2.7   OA1 Comment Neutral. Eden Planning 
nor our client have no 
comments on the 
proposed wording of this 

Noted. No change. 
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policy. There is a matter of 
relevance in terms of this 
policy and our client’s 
property reason which is 
examined later within the 
letter which supplements 
this form. 

2.8   OA2 
OA3 

Comment Neutral. Eden Planning 
nor our client have no 
comments on the 
proposed wording of this 
policy. 

Noted. No change. 

2.9   OA4 Object The draft OANDP Policy 
OA4 does not include 
wording to reflect national 
and local policy (the 
former including NPPF 
Paragraph 203, and the 
latter including LSP Policy 
SE 7 and SADPD Policy 
HER 7) which 
acknowledge that a 
balanced judgement is 
required and any 
development should make 
a positive contribution to 
its surroundings. 
 
The draft wording of Policy 
OA4 does not outline the 
established approach of 

Noted. 
 
Refer to Table 1 and 
proposed changes to 
this Policy following 
consideration of 
comments submitted by 
CEC. 

No further change. 
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affording proportionate 
assessment against a 
proposal and heritage 
assets. A further 
disconnect is present 
given that the OANDP 
seeks to designate 
properties as non-
designated heritage 
assets where there is 
understood to be no pre-
existing evidence to 
support their inclusion on 
such a list. This matter is 
examined in more detail 
later within our supporting 
letter. 

2.10   OA5 Object The draft policy refers to 
Appendix 4, this being 
extracts of the Over 
Alderley Design Codes 
which are commissioned 
documents. It is 
understood that these 
documents will not 
comprise formal 
Development Plan 
documents and therefore, 
while they can be referred 
to within the NDP as 
material considerations, it 

Not accepted. 
 
The Over Alderley 
Design Codes document 
will be included as an 
Appendix in the NDP in 
its entirety and OANDP 
policies have been 
drafted to refer to 
relevant parts of the 
Design Codes.  This is in 
line with other NDPs 
which have been 
through examination and 

No change. 
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is considered 
inappropriate for extracts 
to be included within the 
NDP which will, if adopted, 
be a Development Plan 
document. 
The draft OANDP provides 
prescriptive guidance on 
the visual appearance of 
proposed new dwellings, 
particularly in Green Belt 
settings and / or open 
countryside. This is 
inconsistent with national 
planning policy. While it is 
acknowledged that 
development should be 
appropriate in terms of its 
setting, particularly in 
sensitive locations (i.e. in 
or near Conservation 
Areas or the setting of 
designated heritage 
assets), the wording 
precludes an opportunity 
for new homes to meet 
modern design 
expectations and applicant 
aspirations. 

referenda. The PC 
commissioned the 
Design Codes through 
the Government’s 
Locality Technical 
Support programme for 
NDPs and they form a 
key part of the NDP’s 
evidence base. 

2.11   OA6 Object As with draft Policy OA5, 
draft Policy OA6 places 

Not accepted. 
 

No change. 
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great emphasis on the 
Over Alderley Design 
Code. The emphasis 
placed on the Over 
Alderley Design Guide is 
considered inappropriate 
within the NDP which will, 
if adopted, be a 
Development Plan 
document. 

The Design Codes will 
be included in the 
OANDP as an Appendix, 
and it is appropriate that 
the NDP Policies refer to 
relevant Codes to assist 
in decision making.  This 
approach has been 
agreed with CEC.  Some 
further changes to 
design related policies 
will be made prior to 
submission and there 
will be a combined policy 
on Design (OA5) – see 
Table1. 

2.12   OA7 Comment Neutral. Eden Planning 
nor our client have no 
comments on the 
proposed wording of this 
policy 

Noted. No change. 

2.13   OA8 Support Eden Planning and our 
client support the principle 
of draft Policy OA8 where 
a site is within an 
ecological designation or 
there is evidence of 
identified flora or fauna 
(underlining used by 
author for emphasis). The 
policy should not be used 

Noted. 
 
The PC are 
commissioning a wildlife 
survey of the Parish and 
it is likely that will 
provide more detailed 
information about local 
wildlife and habitats.  
The Policy may be 

No change. 
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as a barrier to preclude 
development where a site 
does not form part of an 
ecological designation and 
/ or there is limited or no 
evidence that a 
development could be to 
the detriment of specific 
flora or fauna. 

amended slightly in the 
light of more up to date 
information. 

2.14   OA9 Object The draft wording of Policy 
OA9 is heavily on the 
content of the Over 
Alderley Design Code. As 
confirmed within the 
supporting letter, the Over 
Alderley Design Code 
comprises a 
commissioned document.  
 
It has not undergone 
independent examination 
and it is understood that 
this will not comprise a 
formal Development Plan 
document. Accordingly, 
while it (and similar 
documents) can be 
referred to within the NDP 
as material considerations, 
it is considered 
inappropriate for extracts 

Not accepted. 
 
The Design Codes will 
be included in the 
OANDP as an Appendix, 
and it is appropriate that 
the NDP Policies refer to 
relevant Codes to assist 
in decision making.  This 
approach has been 
agreed with CEC.   
 
Refer to Table 1.  Some 
amendments to the final 
paragraph are proposed 
in response to 
comments from CEC. 

No change. 
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to be included within the 
NDP which will, if adopted, 
be a Development Plan 
document. The principles 
of the numbered list within 
draft Policy OA9 are 
supported (albeit 
individuals can use private 
amenity space in the 
manner they choose i.e. 
spaces for food growing 
and wildlife cannot be 
secured in perpetuity). 
 
Eden Planning supports 
the draft wording of Policy 
OA9 whereby it confirms 
‘Eco-housing and 
innovative designs that 
result in appropriate 
certification, such as 
Passivhaus, will be 
supported.’ 

2.15   OA10 Object The draft wording of Policy 
OA10 is considered 
inappropriate as it is overly 
prescriptive and 
inconsistent with adopted 
local policy and national 
planning policy, namely 
the NPPF. 

Noted. 
 
Refer to Table 1. 
 
Policy OA10 has been 
amended taking account 
of comments from CEC. 

No further change. 
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Likewise, it is considered 
inappropriate for the 
wording to state that 
‘When such [agricultural or 
equestrian] buildings and 
structures are no longer 
needed, the area occupied 
will be returned to open 
land or uses considered 
not inappropriate in the 
Green Belt.’ The notion for 
buildings or structures 
within the Green Belt to be 
removed or demolished 
when empty is not policy 
in adopted Cheshire East 
Council documentation nor 
national policy. 

2.16   OA11 Comment Please see supporting 
letter. 
Neutral. Eden Planning 
nor our client have no 
comments on the 
proposed wording of this 
policy, particularly in the 
context of the existing 
buildings at the application 
site which could give rise 
to noise levels greater 

Noted. No change. 
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than that of a single 
dwelling. 

2.17 
 
Eden 
Planning 
part 3 

  All Comment Dear Sir / Madam 
We are writing on behalf of 
our client, Mr. T. Gardiner, 
to respond to the 
pending consultation 
exercise associated with 
the draft Over Alderley 
Neighbourhood 
Development Plan OAN D 
P ’ or ‘ NDP’)). The Over 
Alderley NDP 
Regulation 14 consultation 
began on the 8 May 2023, 
and will close on the 21 
July 2023. 
 
Our client is the owner of 
a property referred to 
within the OANP , the 
property being referred to 
as ‘Yew Tree Stables, 
Hocker Lane’ Lane’, 
herein referred 
to as ‘The Site’. 
 
As confirmed on the Over 
Alderley Parish Council 
website, the OAN D P ‘will 

Noted. 
 
The planning application 
will be determined in due 
course by CEC through 
the development 
management process. 
 
The PC has commented 
on the proposal and 
questions the principle of 
the development – see 
https://planning.cheshire
east.gov.uk/applicationd
etails.aspx?pr=22/4903
M 
 
 
 

No change. 

https://planning.cheshireeast.gov.uk/applicationdetails.aspx?pr=22/4903M
https://planning.cheshireeast.gov.uk/applicationdetails.aspx?pr=22/4903M
https://planning.cheshireeast.gov.uk/applicationdetails.aspx?pr=22/4903M
https://planning.cheshireeast.gov.uk/applicationdetails.aspx?pr=22/4903M
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relate to the whole area of 
the Parish and will, when 
‘made’ (adopted), be 
referred to by Cheshire 
East when planning 
applications are 
determined.’ 
 
Specifically, it will become 
a Cheshire East Council 
CEC Development Plan 
document. It is therefore 
imperative that the 
OANDP contains accurate 
information and consistent 
with wider CEC planning 
policy a s well as national 
planning policy, namely 
the National Planning 
Policy Framework NPPF It 
also must meet the 
parameters and be in 
accordance with Planning 
Practice Guidance PPG 
The Site 
 
The Site is located north of 
and accessed via Hocker 
Lane, Over Alderley. The 
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Site is in Flood Zone 1 
(the lowest category at risk 
of flooding), and is not 
located with a  
Conservation Area nor 
contains or is within the 
vicinity of a Listed Building 
( The Site is located within 
the CEC Green Belt. 
 
The Site comprises four 
buildings which can be 
described as follows: 
• Building B1: A single 
storey stable building 
constructed out of a 
horizontal timber cladding 
with a felt roof. 
• Building B2: A single 
store y stable building 
constructed out of a 
horizontal timber cladding 
with a felt roof. 
• Building B3: A single 
storey building constructed 
out of sheet cladding 
used for the storage of 
motor vehicles and a 
hobby workshop. 
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• Building B4: A single 
storey building constructed 
out of sheet cladding used 
for the storage of motor 
vehicles. 
 
The existing buildings 
cover 383 sq.m of the 
S ite . The buildings are 
positioned across the Site 
on a significant quantum 
of hard standing (503 
sq.m) which enables 
access to and egress from 
the Site onto the public 
highway, and provides car 
parking and circulation 
space. 
 
The buildings were 
erected circa. 1980 , and 
are deemed of no 
architectural 
merit nor significance . 
The Site has been 
exclusively used for 
private purposes since 
their construction. The Site 
was formerly associated 
with Yew Tree Cottage to 
the south of Hocker Lane 
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and sold to the applicant 
of the pending application 
in 2019. 
 
Photographs of the Site 
are provided at Figures 1 
and 2 below: 
(photos) 
 
Planning History 
 
CEC is currently 
considering a pending 
planning application which 
proposes demolition of the 
existing buildings at the 
Site and erection of 1 no. 
dwelling, 
with landscaping and 
associated works (LPA 
Ref: 22/4903M). 
To date, no statutory 
consultees have raised 
any concerns associated 
with the proposed 
development including 
Cheshire East Council’s 
Strategic Highways 
department (i.e. the 
Highways Authority), 
United Utilities nor the 
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Council’s Nature 
Conservation team. There 
are, therefore, no technical 
reasons to preclude the 
granting of planning 
permission for the 
proposed development. 
The pending planning 
application follows 
the positive determination 
of a Certificate of 
Lawfulness for Existing 
Use or Development 
CLEUD application 
on 15 September 2022 
(LPA Ref: 21/3188M). The 
positive determination 
confirmed that the 
established use of the S 
ite is stables, domestic 
ancillary storage and an 
associated hobby 
workshop uses which 
confirm that the 
Site constitutes Previously 
Development Land PDL )), 
also known as a 
brownfield site. This is 
highly relevant when 
considering 
redevelopment 
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opportunities which the 
Site presents, these 
opportunities having the 
potential to assist 
Cheshire East Council in 
securing new homes, 
including self build homes 
, and assisting Over 
Alderley in meeting its 
objective to be a 
sustainable and vibrant 
community. 
Over Alderley 
Neighbourhood 
Development Plan 
The draft OANDP advises 
that the main settlement of 
Over Alderley is 
concentrated in a cluster 
of 20 houses on Festival 
Drive and Ashbrook Road 
with approximately 40 
residents in these homes.  
 
The draft OANDP 
continues to state that 
‘Elsewhere development is 
scattered across the area 
in small clusters of houses 
and farms, large country 
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mansions, a reading room 
and parish church.’ 
 
The Parish extends to 
approximately 900 
hectares and is ‘washed 
over by the Green Belt.’ 
 
What are Neighbourhood 
Development Plans? 
As confirmed at Paragraph 
1.1.2 of the draft OANDP , 
‘NDPs can identify where 
development should take 
place, set out local design 
principles so that 
buildings respond 
positively to local 
character, and protect 
important facilities, historic 
buildings, the natural 
environment and open 
spaces. They are an 
important part of our 
planning system because 
by law planning 
applications are 
determined in accordance 
with the development plan 
unless material 
considerations indicate 
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otherwise. Made (adopted) 
NDPs are part of 
the local statutory 
development plan for their 
area.’ 
 
It is therefore fundamental 
that a NDP is accurate 
given the weight afforded 
to them in planning 
application decision 
making. 
 
Consistence with Policy 
The NDP continues to 
confirm at Paragraphs 
1.1.4 and 1.15 that: 
‘NDP Policies should not 
conflict with nor duplicate 
national or strategic 
policies but should support 
these by providing more 
local detail which reflects 
the particular issues and 
local character of the 
parish (or ‘neighbourhood 
area  
 
The Over Alderley Draft 
NDP takes into account 
the consultation responses 
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to the Vision and Aims 
document, which 
proposed that the NDP 
has a strong focus on 
community facilities, 
access and design, 
reflecting the area’s rural 
character and Green Belt 
location and its distinctive 
built heritage and 
landscape.’ 
 
This is supplemented by 
NPPF Footnote 18 which 
confirms ‘Neighbourhood 
plans must be in general 
conformity with the 
strategic policies 
contained in any 
development plan that 
covers their area.’  
 
Likewise, the relevant 
Planning Practice 
Guidance PPG which 
specifically relates to 
‘Neighbourhood 
planning’ confirms that ‘A 
neighbourhood plan must 
be in general conformity 
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with, and plan positively to 
support, the strategic 
policies of the 
development 
plan’ (Paragraph 036, 
Reference ID: 41 036 
20190509). 
 
The term ‘general 
conformity’ is described 
within PPG as matters 
including: 
• ‘whether the 
neighbourhood plan policy 
or development proposal 
supports and upholds the 
general principle that the 
strategic policy is 
concerned with 
• The degree, if any, of 
conflict between the 
neighbourhood plan policy 
or development proposal 
and the strategic policy 
• Whether the d raft 
neighbourhood plan policy 
or development 
proposal provides an 
additional level of detail 
and/or distinct local 
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approach to that set out in 
the strategic policy without 
undermining 
that policy 
• The rationale for the 
approach taken in the draft 
neighbhood plan or 
Order and the evidence to 
justify that approach.’ 
(Paragraph 074, 
Reference ID 
: 41 074 20140306) 
 
As confirmed above, 
NDPs should not duplicate 
nor conflict with local or 
national planning policy. It 
is considered significant 
that the draft OA NDP 
does not propose strategic 
policies relating to the 
delivery of new homes .  
 
As to be discussed within 
the letter, the draft OA 
NDP establishes various 
constraints to 
development, namely the 
Green Belt designation , 
landscape character and 
heritage assets the latter 
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including reference to 
longstanding and 
established assets, as well 
as attributing heritage 
merit to buildings which 
are currently of no formal 
or informal designation. 
PPG confirms that 
‘A neighbourhood plan or 
Order must not constrain 
the delivery of important 
national policy objectives. 
The National Planning 
Policy Framework is the 
main document setting out 
the government’s planning 
policies for England and 
how these are expected to 
be applied’ (Paragraph 
069, Refer ence ID: 41 
069 20140306). 
 
Accordingly, a NDP must 
be consistent with already 
adopted Development 
Plan documents, in this 
case being the Cheshire 
East Local Plan Strategy 
LPS (adopted in July 
2017) and the Site 
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Allocations and 
Development Policies 
Docume nt SADPD 
(adopted in December 
2022), as well as national 
planning policy and 
guidance such as the 
NPPF. 
 
Proportionate and Robust 
PPG confirms that 
‘Proportionate and robust 
evidence should support 
the choices made and 
approach taken’ and that 
‘The evidence should be 
drawn upon to explain 
succinctly the intention 
and rationale of the 
policies in the 
draft neighborhood plan or 
the proposals in an Order 
(Paragraph 040, 
Reference ID: 41 040 
20160211). 
 

2.18    Comment OANDP Policy 
Review 
 
Eden Planning has 
undertaken a review of 

Noted. 
 

No change. 
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the NDP Draft Vision 
statement, draft objectives 
and draft policies. Our 
review of these considers 
local and national planning 
policy, as well as our 
client’s development 
aspirations of the 
Site aspirations which are 
wholly compliant with the 
adopted CEC 
Development Plan and 
national planning policy, 
as confirmed within the 
Planning Statemen t that 
informs the pending 
planning application. 

2.19   Vision Support Draft Vision 
 
Eden Planning (and our 
client) concur with the 
principle of the OA NDP 
‘Draft Vision to support 
and nurture a high quality 
landscape and sustainable 
and vibrant community 
within the Parish. 
 

Noted. No change. 

2.20   Objectives Support / 
Comment 

Draft Objectives 
 

Noted – see response to 
comment 2.5 above. 

No further change. 
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Eden Planning supports 
the ethos behind Draft 
Objectives 1 to 6, these 
relating to the following 
matters: 
1. Community 
2. Infrastructure 
3. Heritage 
4. Landscape and wildlife 
5. Development and 
Design 
6. Economy 
 
There is a concern that 
there is not an objective 
relating to ‘Housing’ or 
‘Residential Development’ 
as this is considered 
fundamental to delivering 
a sustainable and vibrant 
community, as promoted 
by the Parish Council’s 
Draft Vision. While the 
principles of the matters 
numbered 1 6 above are 
supported, Eden Planning 
recommends that the 
OANDP does not fall silent 
on the delivery of homes. 
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The draft objective of 
‘Development and Design’ 
(Number 5) is specifically 
‘To protect the integrity of 
the Green Belt; and to 
promote sensitive and 
appropriate high quality 
development which 
enhances the existing 
character of the built form 
and landscape setting and 
is sustainable and 
resource efficient.’ This 
current wording suggests 
that the purpose of Green 
Belt as sited within the 
draft OANDP may not be 
consistent with the five 
purposes as confirmed 
within the National 
Planning Policy 
Framework. 

2.21  
 

  Policy 
OA1 

No 
comment 

Draft Policy OA1 
Community Facilities 
 
The background to 
and wording of draft Policy 
OA1 confirms that The 
Reading Room and its car 
park, and St Catherine’s 
Church comprise the 

Noted. No change. 
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exclusive community 
facilities within the 
Neighbourhood Plan area 
and promotes 
development proposals 
which seek to secure their 
long term retention. 
 
Eden Planning nor our 
client have no comments 
on the proposed wording 
of this policy . There is a 
matter of relevance in 
terms of this policy and 
our client’s property 
reason which is examined 
late r within these 
representations. 
 

2.22   Policy 
OA2 

No 
comment 

Draft Policy OA2 Local 
Green Spaces 
 
Eden Planning nor our 
client have no comments 
on the proposed wording 
of this policy. 

Noted. No change. 

2.23   Policy 
OA3 

No 
comment 

Draft Policy OA3 Activity 
and Accessibility 
 
Eden Planning nor our 
client have no comments 

Noted. No change. 
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on the proposed wording 
of this policy 

2.24   Policy 
OA4 

Comment 
/ Objection 

Draft Policy OA4  
Responding to Over 
Alderley’s Built Heritage 
 
In advance of outlining 
draft Policy OA4, at 
Paragraph 4.2.5, the 
OANDP states 
the following: 
 
‘The Parish Council 
considers that non 
designated heritage 
assets are given 
adequate protection 
already in the NPPF, 
Cheshire East Local Plan 
Strategy Policy SE 7 The 
Historic Environment, and 
SADPD Policy HER 7 Non 
designated heritage 
assets. The relevant 
policies apply to the 
assets and therefore it is 
not proposed to include a 
policy in the NDP. 
 
It is acknowledged that 
each case should be 

Noted. 
 
Policy OA4 has been 
redrafted in the 
submission version of 
the NDP in line with 
advice from CEC – refer 
to Table 1. 
 
The amended Policy 
refers to the higher level 
Policy HER 7 of the 
adopted Site Allocations 
and Development 
Policies Document 
(2022) and contains 
appropriate wording in 
line with the NPPF. 
 
Refer to Table 2 
comments from Historic 
England (Ref 7 page 14 
of the Table).  The 
comments set out: 
‘As well as designated 
heritage assets (such as 
listed buildings, 
scheduled monuments, 
conservation areas, and 

No further change. 
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considered on its own 
merits and , as confirmed 
at Paragraph 194 of the 
when considering 
proposals affecting 
heritage assets, ‘The level 
of det ail should be 
proportionate to the 
as sets’ importance and 
no more than is sufficient 
to understand the potential 
impact of the proposal on 
their significance.’  
 
The draft OANDP policy 
does not include wording 
to reflect national and local 
policy (the former 
including NPPF Paragraph 
203, and the latter 
including LSP Policy SE 7 
and SADPD Policy HER 7) 
which acknowledge that a 
balanced judgement is 
required and any 
development should make 
a positive contribution to 
its surroundings. 
 
The draft wording of 

registered parks and 
gardens), your plan 
presents an opportunity 
to include a positive 
strategy for local 
heritage assets (these 
may include buildings, 
monuments, sites, 
places, areas, 
landscapes or views that 
are important to the local 
community for their 
heritage value). 
Government’s National 
Planning Practice 
Guidance (PPG) is clear 
that neighbourhood 
plans need to include 
enough information 
about local heritage to 
guide local authority 
planning decisions and 
to put broader strategic 
heritage policies from 
the local authority’s local 
plan into action but at a 
neighbourhood scale.’ 
 
The OANDP identifies a 
number of locally listed 
non designated heritage 
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Policy OA4 does not 
outline the established 
approach of affording 
proportionate assessment 
against a proposal and 
heritage assets . 
 
A further disconnect is 
present given that the 
OANDP seeks to 
designate properties as 
non-designated heritage 
assets where there is 
understood to be no pre-
existing evidence to 
support their inclusion on 
such a list This matter 
is examined in more detail 
later within this letter. 

assets which have been 
assessed by the NDP 
Steering Group.  The 
descriptions explain why 
the assets are of local 
significance. 
 
 

2.25   Policy 
OA5 

Comment 
/ Objection 

Draft Policy OA5 
Responding to Local 
Character 
 
The draft policy states the 
following: 
 
‘Development proposals 
should ensure that the 
sparsely settled and rural 
character of Over Alderley 
is preserved. 

Noted. 
 
Refer to Table 1 CEC 
comments ref 11.  Policy 
05 has been amended to 
provide a new Policy 
OA5 Design which 
brings together different 
elements of other 
policies in the Plan 
under 1 single policy.   
 

No change. 
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All development proposals 
should demonstrate how 
they have complied with 
the following guidance set 
out in the Over Alderley 
Design Codes where they 
apply to the development 
concerned. 
 
The draft policy refers to 
Appendix 4, this being 
extracts of the Over 
Alderley Design Codes 
which are commissioned 
documents . It is 
understood that these 
documents will not 
comprise formal 
Development Plan 
documents and therefore, 
while they can be referred 
to within the NDP as 
material considerations, it 
is considered 
inappropriate for extracts 
to be included within the 
NDP which will, if adopted, 
be a Development Plan 
document. 
 

The amended Policy 
continues to refer to the 
Design Codes document 
which is re-produced in 
full in an Appendix in the 
Submission version of 
the Plan. 
 
A key intention of the 
NDP is to promote high 
quality design which 
responds to the rural 
character of the Parish 
and its many built and 
natural heritage assets.   
 
The preparation of 
Design Codes at a local 
level is supported in the 
NPPF.  Para 127 sets 
out ‘Design policies 
should be developed 
with local communities 
so they reflect local 
aspirations, and are 
grounded in an 
understanding and 
evaluation of each area’s 
defining characteristics. 
Neighbourhood planning 
groups can play an 
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The draft OANDP provides 
prescriptive guidance on 
the visual appearance of 
proposed new dwellings, 
particularly in Green Belt 
settings and / or open 
countryside. This is in 
consistent with national 
planning policy. While it is 
acknowledged that 
development should be 
appropriate in terms of its 
setting, particularly in 
sensitive locations (i.e. in 
or near Conservation 
Areas or the setting of 
designated heritage 
assets), the wording 
precludes an opportunity 
for new homes to meet 
modern design 
expectations and applicant 
aspirations. In the context 
of the proposed 
development at Hocker 
Lane, the Landscape 
Visual Impact Assessment 
LVIA that informs the 
application confirms: 
 
 

important role in 
identifying the special 
qualities of each area 
and explaining how this 
should be reflected in 
development, both 
through their own plans 
and by engaging in the 
production of design 
policy, guidance and 
codes by local planning 
authorities and 
developers.’ 
 
It is appropriate that 
OANDP policies on 
design refer to the 
relevant parts of the 
Design Codes document 
and that the design 
codes are used in the 
decision making process 
to assess designs in 
planning proposals. 
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• ‘The landscape character 
surrounding the site 
comprises a varying 
typology with a regular 
mosaic pattern of fields 
bounded by hedgerows 
and trees, with scattered 
residential/agricultural 
settlements’ 
• ‘Whilst the proposals are 
visible from these [three 
identified] viewpoints, they 
significantly improve the 
setting and landscape 
character of the area 
through the design 
approach taken, and its 
relationship to the local 
architectural vernacular.’ 
 
• ‘The proposed house will 
also be viewed alongside 
Yewtree Cottag e 
and, when seen in 
comparison with existing 
buildings will form a 
more harmonious 
relationship along the lane 
frontage.’ 
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• ‘The conclusion of this 
assessment is that the 
proposed development 
will only be visible from a 
select few locations within 
500 metres of the site, it 
will be a significant 
improvement on the 
existing buildings and 
it will be viewed in the 
context of the surrounding 
context including Yewtree 
Cottage.’ 
 
• ‘the proposed 
development… will not 
have a detrimental impact 
on the landscape 
character of the area and, 
combined with the addition 
of new native planting to 
the site, will enhance the 
setting and character of 
the landscape over the 
long term.’ 
 
 
 
 

2.26  4.3.1 Policy 
OA6 

Comment 
/ Object 

Draft Policy OA6 
Landscape Character 

Partially accepted. 
 

Delete reference to Macclesfield 
Local Plan in 4.3.1. 
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The draft OANDP confirms 
that the Parish falls within 
an Area of Special 
County Value in the 
Macclesfield Local Plan, 
albeit the Macclesfield 
Local Plan is a document 
which was revoked and no 
longer applies following 
the adoption of the 
SADPD . 
 
As with draft Policy OA5, 
draft Policy OA6 
places great emphasis on 
the Over Alderley Design 
Code, stating that 
‘Development should 
ensure that the specific 
landscape qualities of 
Over Alderley are 
maintained and enhanced 
in accordance with the 
following guidance set out 
in the Over Alderley 
Design Code.’ It is 
therefore considered 
inappropriate for extracts 
to be included within the 
NDP which will, if adopted, 

The reference to the 
Macclesfield Local Plan 
in 4.3.1 should be 
deleted as the SADPD 
and Local Plan Strategy 
supersede this 
development plan 
document.  However 
other references to 
landscape character 
designations and 
descriptions remain 
relevant to the NDP and 
should be retained in the 
Submission Plan. 
 
The landscape character 
of the parish is highly 
valued by residents and 
visitors alike.  It is 
appropriate for the Policy 
to include descriptions of 
those features which 
make a positive 
contribution to the 
distinctive local 
character and to seek to 
ensure they are 
protected and enhanced.  
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be a Development Plan 
document. 
 
The draft policy wording 
continues to state that 
Development proposals 
must not significantly 
harm, individually or 
cumulatively features or 
important receptors within 
the local landscape’ and 
characteristic features of 
the Parish include 
traditional hedgerows, 
mature trees, woodlands, 
water courses and 
ponds including sunken 
brooks and meres, and 
historic field boundaries, 
plot patterns and boundary 
treatment There is 
concern in terms of the 
prescriptive nature of this 
draft policy wording. 
 

2.27   Policy 
OA7 

No 
comment 

Draft Policy OA7 Dark 
Skies and Lighting 
 
Eden Planning nor our 
client have no comments 
on the proposed wording 

Noted. No change. 
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of this policy. The 
proposed development at 
Hocker Lane does not 
include external lighting 
nor street lighting. 

2.28   Policy  
OA8 

Support 
Comment 

Draft Policy OA8 Wildlife 
 
The policy outlines that 
‘Development proposals 
should conserve and 
enhance biodiversity in the 
Neighbourhood Area and 
avoid the fragmentation 
and isolation of or 
disturbance to wildlife, 
habitats and species.’ 
 
Eden Planning and our 
client support the principle 
of draft Policy OA8 
where a site is within an 
ecological designation or 
there is evidence of 
identified flora or fauna 
(underlining used by 
author for emphasis)  
 
The policy should not be 
used as a barrier to 
preclude development 
where a site does not form 

Noted. 
 
Refer to Table 1.   
 
A wildlife survey has 
been commissioned to 
provide more detailed 
information for the 
Policy.   
 
 

No change. 
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part of an ecological 
designation and / or there 
is limited or no evidence 
that a development could 
be to the detriment of 
specific flora or fauna. 

2.29   Policy 
OA9 

Comment 
Support 

Draft Policy OA9 
Sustainable Design 
Guidance 
 
The draft wording of Policy 
OA9 is heavily on the 
content of the Over 
Alderley Design Code. As 
confirmed earlier within 
these representations, the 
Over Alderley Design 
Code comprises a com 
missioned document. It 
has not undergone 
independent examination 
and it is understood that 
this will not comprise a 
formal Development Plan 
document. Accordingly, 
while it (and similar 
documents) can be 
referred to within the NDP 
as material considerations, 
it is considered 
inappropriate for extracts 

Noted. 
 
Refer to Table 1 ref 15. 
 
Refer to Table 2 ref 9.5, 
9.6 and others – various 
changes suggested by 
United Utilities. 
 
The Policy will be 
amended in the 
Submission Plan and 
strengthened in relation 
to water efficiency and 
drainage. 

No further change. 
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to be included within the 
NDP which will, if adopted, 
be a Development Plan 
document.  
 
The principles of the 
numbered list within draft 
Policy OA9 are supported 
(albeit individuals can use 
private amenity spa ce in 
the manner they choose 
i.e. spaces for food 
growing and wildlife 
cannot be secured in 
perpetuity). 
 
Eden Planning supports 
the draft wording of Policy 
OA9 whereby it confirms 
 
‘Eco housing and 
innovative designs that 
result in appropriate 
certification, such as 
Passivhaus, will be 
supported.’ 

2.30   Policy 
OA10 

Object Draft Policy OA10 
Agricultural and 
Equestrian Development 
and Conversions 
 

Noted. 
 
Refer to Table 1 ref 16.  
The Policy has been 
amended following 

No further change. 
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The draft wording of Policy 
OA10 is considered 
inappropriate as it is overly 
prescriptive and 
inconsistent with adopted 
local policy and national 
planning policy, namely 
the NPPF. 
 
Likewise, it is considered 
inappropriate for the 
wording to state that 
‘When such [agricultural or 
equestrian] buildings and 
structures are no longer 
needed, the area occupied 
will be returned to open 
land or uses considered 
not inappropriate in the 
Green Belt.’  
 
The notion for buildings or 
structures within the 
Green Belt to be removed 
or demolished when 
empty is not policy 
in adopted Cheshire East 
Council documentation nor 
national policy 

comments made by CEC 
to reduce duplication. 
 
The Parish Council is 
concerned that some 
conversions of  
agricultural buildings 
have not been 
sympathetic to local 
character and residential 
development of 
brownfield sites can 
have an urbanising 
effect on the distinctive 
rural character of the 
area.  Policy OA10 
seeks to ensure that 
proposals for agricultural 
buildings and 
accommodation for 
animals are not being 
used as a means of 
securing residential 
conversions under PD 
rights or planning 
consent. 
 
The clause requiring 
buildings to be 
demolished is being 
removed from the Policy. 
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2.31   Policy 
OA11 

No 
comment 

Draft Policy OA11 
Protecting Over Alderley’s 
Peace and Tranquility 
 
Eden Planning nor our 
client have no comments 
on the proposed wording 
of this policy , particularly 
in the context of t he 
existing buildings at the 
application site which 
could give rise to noise 
levels greater than that of 
a single dwelling. 

Noted. No change. 

2.32   App 2 Objection Non Designated Heritage 
Assets 
 
PPG ‘Historic 
Environment’ advises on 
enhancing and conserving 
the historic environment, 
including through the 
preparation of 
neighbourhood plans. It 
confirms that non 
designated heritage 
assets may be identified 
through local and 
neighbourhood plan 

Refer to Table 1 ref 11. 
The Steering Group 
requested advice from 
CEC and it was decided 
to refer to the local list as 
a ‘candidate list’ until all 
proposed assets are 
reviewed and the final 
list is designated by the 
LPA. 
 

No change. 
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making but ‘Irrespective of 
how they are identified, 
it is important that 
decisions to identify them 
as non designated 
heritage assets are based 
on sound evidence.’  
 
The guidance continues to 
state the following: 
‘Plan making bodies 
should make clear a nd up 
to date information on non 
designated heritage 
assets accessible to the 
public to provide greater 
clarity and certainty for 
developers and decision 
makers. This includes 
information on the criteria 
used to select non 
designated heritage 
assets and information 
about the location of 
existing assets. It is 
important that all non 
designated heritage 
assets are clearly 
identified as such. In this 
context, it can be helpful if 
local planning authorities 
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keep a local list of non 
designated heritage 
assets, incorporating any 
such assets which 
are identified by 
neighbourhood planning 
bodies. (See the Historic 
England website for 
advice on local lists) They 
should also ensure that up 
to date information about 
non designated heritage 
assets is included in the 
local historic environment 
record. 
 
(Paragraph 040, 
Reference ID: 18a 040 
29180723). 
 
The client’s property is 
included in Appendix 2 of 
the OANDP, this 
comprising a list of ‘Non 
Designated Heritage 
Assets’. The description of 
the property is as follows 
1. Yew Tree Stables, 
Hocker Lane: A rural set of 
buildings that typify the 
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local community. The 
stables are the only known 
non livery stabling in 
the area. The stables, 
barns and adjoining fields 
are home to a variety 
of native wildlife. The land 
and location have been 
used for community 
interests. 
 
The description of Yew 
Tree Stables in the 
OANDP is inaccurate and 
not supported by fact. In 
fact, the information 
provided is fundamentally 
inaccurate, namely 
relating to biodiversity and 
community use. These 
matters are discussed 
further within these 
representations. 
 
As confirmed within PPG, 
a neighbourhood plan 
should be consistent with 
local and national planning 
policy, be proportionate 
and robust with evidence 
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to justify policies and 
content of a NDP. 
Historic England mapping, 
the Historic Environment 
Record HER )), and a 
Cheshire East Council 
produced ‘Local List of 
Historic Buildings’ 
Supplementary Planning 
Document adopted in 
October 2010 do not 
confirm any heritage 
designation nor interest in 
the Yew Tree Stables. 
 
There is no evidence nor 
justification to support Yew 
Tree Stables as having 
historic merit or interest. 
The description within the 
NDP is not supported by 
fact but false information. 
For the reasons outlined 
above including the 
suggested inclusion being 
inconsistent with policy 
and not justified, i t is 
respectfully requested that 
the property is omitted 
from any subsequent 
iteration of a NDP non 
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designated heritage asset 
list. 
 
Biodiversity 
A bat scoping 
survey was undertaken to 
assess all buildings and 
vegetation within and 
around the site for 
suitability for bat use or 
roosting. The survey 
found that all buildings on 
the site had ‘neglible ’ 
suitability of roosting bats 
due to a lack of roosting 
features. Prospective 
development of the Site 
can present opportunities 
to implement biodiversity 
enhancement measures a 
matter which the client is 
committed to securing. 
Accordingly, based on the 
qualitative evidence 
provided by the bat 
scoping survey, there is no 
evidence that the stables, 
barns nor adjoining fields 
form habitats to a variety 
of native wildlife. In any 
event, this does not 
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constitutejustification for 
the property to be a non 
designated heritage asset. 
 
Alleged Community 
Interests The Site 
comprises private 
property. It has been 
owned by our client since 
2019 . It has not been 
used for community 
activities and there is no 
evidence that it has been 
historically used for 
community interests The 
Site is not referred to 
within draft Policy OA1 
(Community Facilities). 
 
Accordingly, this part of 
the OANDP description of 
the Site is a 
misrepresentation and 
another reason as to why 
it is respectfully requested 
that the Site (‘ Yew Tree 
Stables is omitted from the 
draft Non Designated 
Heritage Asset list. 
 

2.32 All   Comment Next Steps Noted. No change. 
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The OANDP includes 
anticipated timescales 
including a revised NDP to 
Be prepared for submi 
ssion to Cheshire East 
Council in Summer / 
Autumn 2023. 
 
Eden Planning and our 
client formally request to 
be kept informed of any 
updates and further 
consultation associated 
with the OANDP. We 
invite comments or any 
questions from the Over 
Alderley Parish Council 
and any other 
stakeholders. 
 

 
The PC will include Eden 
Planning in the list of 
consultees for CEC at 
submission stage. 

2.33 All   Objection / 
Comment 

For the reasons set out 
within this letter, it is 
considered that the current 
wording of policies within 
the draft OANDP do not 
satisfy the basic conditions 
that a draft plan must meet 
if it is to proceed to 
referendum / adoption, 
these conditions being set 
out within PPG  

Not accepted. 
 
Various amendments will 
be made to OANDP 
policies prior to 
submission, including 
amendments suggested 
by CEC and 
Consultation Bodies.  
The Basic Conditions 
Statement will be 

No change. 
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‘Neighbourhood planning’ 
(Paragraph 065 Reference 
ID: 41 065 20140306 ). P 
PG confirms that ‘Only a 
draft neighbourhood Plan 
or Order that meets each 
of a set of basic conditions 
can be put to a 
referendum and be made.  
 
The basic conditions are 
set out in paragraph 8(2) 
of Schedule 4B to the 
Town and Country 
Planning Act 1990 as 
applied to neighbourhood 
plans by section 38A of 
the Planning and 
Compulsory Purchase Act 
2004.’ 
 
For reasons outlined 
within these 
representations, it is 
considered that the current 
OANDP does not satisfy 
conditions a, d and e, 
these confirmed in Table 1 
below alongside 
commentary provided by 
Eden Planning. 

published at submission 
stage and this document 
will set out in detail how 
the NDP meets the 
required basic 
conditions. 
 
NDPs can be silent on 
matters such as housing 
where there are 
sufficient up to date 
higher level policies.  
The planning themes 
addressed in the NDP 
are those which the 
Parish Council and local 
residents consider are 
important.  The Parish is 
washed over by the 
Green Belt and there is 
no minimum housing 
target set out in the 
Local Plan. 
 
Amendments have been 
made to policies to 
ensure general 
conformity with strategic 
planning policies. 
 



Over Alderley NDP – Consultation Statement February 9, 2024 
 

268 

 

Consultee 
Name 
Address 
Ref. No. 

Page 
No.  

Para. 
No. 

Vision/ 
Objective 
/ Policy 
No. 

Support / 
Object / 
Comment 

Comments received Parish Council’s 
Consideration 

Amendments to NDP 

 
Condition a. 
Eden Response 
a. having regard to 
national policies and 
advice contained in 
guidance issued by the 
Secretary of State it is 
appropriate to make the 
order (or neighbourhood 
plan). 
 
The draft OANDP is silent 
on critical matters 
including the delivery of 
new homes including 
homes to meet identified 
needs (such as affordable 
homes and statutory 
obligations to deliver self-
build and custom-build 
homes). The draft OANDP 
also does not clearly 
reiterate the exceptions 
whereby local and national 
planning policy allow 
certain types of 
development within Green 
Belt locations. 
 

The Examiner will 
consider all the policies 
in detail and may 
recommend further 
changes to ensure that 
the NDP is in general 
conformity and has 
regard to national 
planning policy. 
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d. the making of the order 
(or neighbourhood plan) 
contributes to the 
achievement of 
sustainable development. 
 
The OANDP is silent on 
securing the delivery of 
new homes, despite it 
seeking to promote Over 
Alderley as a vibrant 
community. 
 
e. the making of the order 
(or neighbourhood plan) is 
in general conformity with 
the strategic policies 
contained in the 
development plan for the 
area of the authority (or 
any part of that area). 
For the reasons outlined 
within this letter, it is 
considered the current 
draft OANDP is not in 
general conformity with 
strategic policies 
contained in the 
development plan, nor 
national planning policy. 
^ Table 1 
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2.34 All   Comment 

Objection 
Summary  
PPG ‘Neighbourhood 
Plans’ confirms 
Paragraph: 041 Referen 
ce ID: 41 041 
20140306 ) that: 
 
‘A policy in a 
neighbourhood plan 
should be clear and 
unambiguous. It should 
be drafted with sufficient 
clarity that a decision 
maker can apply it 
consistently and with 
confidence when 
determining planning 
applications. It should be 
concise, precise and 
supported by appropriate 
evidence. It should be 
distinct to reflect and 
respond to the unique 
characteristics and 
planning context of the 
specific neighbourhood 
area for which it has been 
prepared. 
 

Noted. 
 
See responses to 
detailed points above. 

No further change. 
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For reasons outlined 
above, Eden Planning 
deems there to be 
insufficient evidence to 
support some of the 
proposed NDP policy 
wording. 
 
We are grateful for the 
opportunity to submit 
representations to the 
OANDP consultation, 
these having been 
prepared on behalf of the 
applicant of the 
pending application 
proposing redevelopment 
of an established 
brownfield / previously 
developed site at Hocker 
Lane (Ref: 22/4903M 
 
We have provided 
comments to advise where 
we have no further 
comment about draft 
policy and w here we have 
particular concerns about 
draft wording which is 
deemed contrary to 
adopted Cheshire East 
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Council policy and / or 
national planning policy 
and guidance. 
 
We seek to assist Over 
Alderley Parish Council in 
securing a NDP which is 
consistent with local and 
national planning policy 
and will facilitate 
development which can 
have a positive 
contribution to the 
vibrancy of the 
local community, as well 
as the character and 
setting of Over Alderley. 
Yours 
faithfully, 

        
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Over Alderley Parish Council 

February 2024 
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