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1. Introduction

STEP

06

Site visit, walking tour of 
built-form with members 
of the working group and 
photographic study on 
30 November 2023.

02

03
Urban design and local 
character analysis based 
on site visit, photographs 
and desktop analysis.

Preparation of draft 
design code and 
guidance in consultation 
with the working group.

04

01
Inception meeting 
between AECOM and 
members of the working 
group on 02 November 
2023.

STEP

02
STEP

01
STEP

03

STEP

04
STEP

05
05
Draft design code and 
guidance reviewed by 
the working group and 
Locality.

Final design code and 
guidance issued to the 
working group to inform 
the made plan review.

06

Nether Alderley Parish Council requested 
support through Locality to establish a 
design code and guidance document to 
influence the character and design of new 
development within the neighbourhood 
area.

This document sets out design codes and 
guidance across the neighbourhood area. 
This document aims to help empower 
the local community to deliver attractive, 
sustainable development that meets the 
needs of local people.

1.2 Design vision
The following vision statement is taken from 
the Nether Alderley Neighbourhood Plan 
2023:

‘Nether Alderley will be a welcoming and 
distinct semi-rural community that enjoys 
an attractive countryside setting, but with 
excellent links to nearby settlements. 
The character of Nether Alderley will 
be maintained and enhanced through 
preserving the parish’s historic environment 
and attracting the best of the new to ensure 
that it is an attractive place to live, work, and 
visit’.

1.1 Design aims
•	 To preserve the special character of 

the neighbourhood area, particularly 
within the Conservation Area.  

•	 To enhance the existing settlement 
pattern, ‘sense of place’ and quality of 
the built and natural environments. 

•	 To identify and protect the key views 
to, from and within the neighbourhood 
area.

•	 To ensure that development is of a 
high quality and conforms with the 
neighbourhood area’s rural identity.

•	 To provide design guidance and 
clarity to ensure the highest quality 
sustainable development.

•	 To preserve and protect the 
neighbourhood area’s green routes 
and spaces.

5AECOM
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1.3 Design objectives
To successfully achieve the aims of the 
design codes and guidance, several 
objectives were integral:

•	 to understand the wider landscape 
character context of the neighbourhood 
area; 

•	 to implement a place analysis approach 
to assess the settlement pattern and 
urban form across the neighbourhood 
area; 

•	 to review planning policy and existing 
strategies and appraisals covering the 
neighbourhood area;

•	 to undertake characterisation work 
based on the analysis and the existing 
strategies and appraisals; 

•	 to review the identity of the 
Conservation Area and other local 
designations;

•	 to produce design codes relating to the 
village’s built form to be used in all types 
of new development.

1.4 Neighbourhood area
The neighbourhood area falls within the 
borough of Cheshire East. It is located 
approximately 1 mile south of Alderley Edge 
and 5 miles west of Macclesfield.

The neighbourhood area covers 
approximately 1,125 hectares and 
comprises housing along series of rural 
lanes, large rural mansions and scattered 
farms. The remaining area is predominantly 
rural and includes clusters of woodland and 
tree-bound fields. The neighbourhood area 
follows the boundary of the Parish of Nether 
Alderley. 

This document focuses predominantly 
on the built environment within the main 
settlement Nether Alderley.

The 400 acre Alderley Park is located 
centrally within the Parish and is being 
transformed by Bruntwood SciTech into 
a world class life sciences research and 
development campus. Whilst the Alderley 
Park site is located within the z, it is also 
identifed as a strategic allocation in the 
Cheshire East Local Plan Strategy known 
as ‘Site LPS61, Alderley Park Opportunity 
Site’. It is allocated for the delivery of a major 
life sciences campus.  It is home to 200 
businesses employing 2500 people.  There 
are also 350 homes on the site 

Figure 01: St Mary’s Church 

Figure 02: Nether Alderley Mill

Figure 03: Nether Alderley Parish Hall
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Figure 04: Map showing 
the neighbourhood 
area’s strategic context.
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Potential users How they will use the design guidelines

Applicants, developers,  
and landowners 

As a tool to community and Local Planning Authority expectations on design, 
allowing a degree of certainty. They will be expected to follow this document 
as planning consent is sought.

Local Planning 
Authority

As a reference point, embedded in policy, to help assess planning 
applications. This document should be discussed with applicants during any 
pre-application meetings.

Parish Council As a tool to help structure comments on planning applications, ensuring that 
this document is complied with.

Community groups and 
local residents

As a tool to promote community-backed development and to inform 
comments on planning applications.

Statutory consultees As a reference point when commenting on planning applications.

Table 01: Potential users.

Using the design code and 
guidance
This document is a valuable tool in securing 
context-driven, high quality development. It 
will be used differently by different people in 
the planning and development process (see 
Table 01, opposite). 

This document will be effective when used 
as part of a co-design process, actively 
involving key stakeholders, to establish local 
preferences and expectations of design 
quality. 

Through active participation and 
conversation, key stakeholders can use 
the guide to shape the key issues and ways 
to adequately respond to them in future 
development. 

A design code and guidance alone will 
not automatically secure quality design 
outcomes, but it will help to prevent poor 
outcomes by creating a rigorous process 
that establishes expectations. 

This document raises the standards and 
expectations for design quality in order to 
ensure that Nether Alderley remains a place 
in which all stakeholders can be proud.
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1.5 National Planning policy 
and design guidance
Several national planning policy and 
guidance documents were referred to in 
the development of this document. Most 
notably the National Design Guide and its 
10 Characteristics of a Well-designed Place 
and Homes England’s adoption of Building 
for a Healthy Life (formerly Building for Life), 
which helped to frame the requirements of 
good design for high quality places.

1.5.1  National Planning Policy 
Framework (revised December 2023)

The National Planning Policy Framework 
(NPPF) outlines the UK Government’s 
overarching economic, environmental and 
social planning policies for England. It is a 
high-level document that attempts to make 
good design pivotal and to put communities 
at the heart of planning. 

The policies within the NPPF apply to the 
preparation of local and neighbourhood 
plan areas, and act as a framework against 
which decisions are made on planning 
applications. 

The NPPF states that a key objective of 
the planning system is to contribute to the 
achievement of sustainable development. 

The parts of the NPPF which are of 
particular relevance to this document are:

•	 Part 2: Achieving Sustainable 
Development;

•	 Part 5: Delivering a Sufficient Supply of 
Homes;

•	 Part 8: Promoting healthy and safe 
communities;

•	 Part 12: Achieving Well-designed and 
Beautiful Places;

•	 Part 15: Conserving and Enhancing the 
Natural Environment; and

•	 Part 16: Conserving and Enhancing the 
Historic Environment.

Part 12 (Achieving Well-designed and 
Beautiful Places) highlights the need to 
create high quality buildings and places 
as fundamental to what the planning and 
development process should achieve. 

It sets out several principles that planning 
policies and decisions will consider ensuring 
that new developments are well-designed 
and focus on quality.

The NPPF notes that “development that 
is not well designed should be refused, 
especially where it fails to reflect local 
design policies and government guidance 
on design, taking into account any local 
design guidance and supplementary 
planning documents such as design guides 
and codes”.

This is supported by the National Design 
Guide, which sets out the 10 characteristics 
of a well-designed place.
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1.5.2  National Design Guide (2019)
The National Design Guide (NDG) sets the 
10 characteristics of a well-designed place 
and demonstrates what good design is in 
practice. The characteristics are: Context; 
Identity; Built Form; Movement; Nature; 
Public Spaces; Uses; Homes & Buildings; 
Resources; and, Lifespan.

This document should be used as an 
overarching reference for new development 
where topics are not covered in local 
guidance. The NDG characteristics were 
used in the initial analysis to understand 
local demands and challenges. 

The NDG notes that a well-designed place is 
unlikely to be achieved by focusing only on 
the appearance, materials and detailing of 
buildings.

1.5.3  National Model Design Code 
(2021)

The National Model Design Code (NMDC) 
sets a baseline for quality and practice. 
It provides detailed guidance on the 
production of design codes and the 
outlining of character areas. 

The NPPF is the foundation stone to 
good design and the NDG sets out the 10 
characteristics of well-designed places. 
This is developed further by the NMDC, 
which creates the baseline for analysing 
and visioning places. Design codes help 
development achieve the requirements of 
good design and for community benefit.

1.5.4  Building for a Healthy Life 
(2020)

Building for a Healthy Life (BHL) is the new 
name for Building for Life, the Government-
endorsed industry standard for well-
designed homes and neighbourhoods. The 
new name reflects the key role that the built 
environment has in promoting wellbeing. 

The BHL toolkit sets out principles to help 
guide discussions on planning applications 
and to help local planning authorities to 
assess the quality of proposed schemes, 
as well as useful prompts and questions for 
planning applicants to consider during the 
different stages of the design process. 
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1.6 Local policy and guidance
Nether Alderley area falls within Cheshire 
East Council. The following planning 
documents were reviewed to understand 
the policy context which will influence this 
design code document.

1.6.1  Cheshire East Local Plan 
Strategy (CEC, 2017)
The Local Plan Strategy is the first part of 
the new Local Plan for Cheshire East, and it 
was adopted on the 27th of July 2017. This 
document sets out the overall vision and 
planning strategy for development in the 
borough and contains planning policies to 
ensure that new development addresses 
the economic, environmental and social 
needs of the area. It also identifies 
strategic sites and strategic locations 
that will accommodate most of the new 
development needed. At the time of writing 
Cheshire East are undertaking a review of 
the Strategic Plan to decide if updates are 
required.

1.6.2  Site Allocations and 
Development Policies Document 
(CEC, 2020)
This is the latest available version of 
the SADPD (September 2020), and was 
submitted to the Secretary of State on 29 
April 2021. The SADPD, sets non-strategic 
and detailed planning policies to guide 
planning decisions and allocate additional 
sites for development, where necessary, to 
assist in meeting the overall development 
requirements set out in the LPS. It has 
been prepared to support the policies and 
proposals of the LPS by providing additional 
policy detail. Alderley Park, which falls within 
Nether Alderley’s Parish area, is the subject 
of a separate development framework. 

1.6.3  The Cheshire East Borough 
Design Guide (Volume 1: Setting the 
Scene of Cheshire East) (CEC, 2017)
This Design Guide was adopted by Cheshire 
East Borough Council in 2017, and defines 
Settlement Character Areas (SCA) in the 
Borough area. In detail, the following SCA 
are identified:

•	 North Cheshire Fringe
•	 Grit stone Edge
•	 Silk, Cotton & Market Towns
•	 Salt & Engineering Towns
•	 Market Towns & Estate Villages

Nether Alderley sits in the North Cheshire 
Fringe. This SCA is mostly rural in 
comparison to other SCAs such as Salt & 
Engineering Towns, and is unique thanks to 
its open views of the landscape.
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1.6.4  The Cheshire East Borough 
Design Guide (Volume 2: Residential 
Guidance – Creating Quality) (CEC, 
2017)
This document provides the practical 
guidance to implement the best practice 
approach to design reviewed earlier. This 
guidance provides a good guide to best 
practice development. As an authority wide 
document the detail is high level but forms 
the foundations of more detailed codes 
developed here. 

1.6.5  Alderley Park Development 
Framework (CEC, June 2015)
This development framework was adopted 
in June 2015 by Cheshire East Borough 
Council and aims to guide the future 
development of Alderley Park considering 
adopted and emerging development plans.

1.6.6  Cheshire East Landscape 
Character Assessment (LUC, May 
2018)
This document was produced by Land 
Use Consultants (LUC) for Cheshire 
East Borough Council and was issued 
in May 2018. The Landscape Character 
Assessment provides an evidence base 
to inform policies and proposals in the 
new Local Plan, providing an objective 
description of the local landscape and 
a strategy to guide the landscapes of 
Cheshire East and their future changes. 
The document defines a Landscape 
Character classification according to which 
different Landscape areas are identified in 
the Borough Council. Nether Alderley falls 
within character area LCA 5b: Capesthorne 
Character Area, LCA 6b: Withington 
Character Area and LCA 7d: Marthall the 
description of which is the base of evolved 
work in this report.

1.6.7  Nature Conservation Strategy 
(former MBC, 2006)
Adopted in October 2006, this strategy 
is part of Borough Local Development 
Framework and was issued by the former 
Macclesfield Borough Council. The Nature 
Conservation Strategy identifies the 
different elements that create the natural 
environment of the borough and sets up 
policies and actions to protect, manage 
and enhance these resources. The main 
objectives of the policy are to protect, 
mitigate, compensate, enhance and raise 
awareness and understanding of the local 
natural environment.
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1.7 Site visits and engagement
An inception call between AECOM and 
representatives of Nether Alderley Parish 
Council was undertaken on 02 November 
2023 to introduce the teams, explore the 
working group’s key aims and objectives 
and to address any initial concerns.

A site visit was then conducted on 30 
November 2023 led by members of the 
working group. The visit commenced at 
Nether Alderley Parish Hall and covered 
the whole neighbourhood area including 
its urban and green spaces and the 
surrounding countryside.

The visit allowed AECOM to gather an 
extensive photographic survey and 
undertake a comprehensive place analysis 
which have formed the basis of this 
document. This document has resulted 
from a collaborative effort reflecting the 
priorities of the local community.

Figure 05: Artists Lane
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2. Place analysis
Nether Alderley is a rural village 
of country lanes surrounded 
by picturesque agricultural 
countryside and woodland. 
Its origins as a rural farming 
community remain visible in 
its working farms and barn 
conversions. The local red brick 
and white with black timber 
framed buildings give a visual 
identity that is characteristic of 
Cheshire. 

2.1 Context and identity
The neighbourhood area has a population 
of 910 according to the 2021 Census. 
The village’s low density gives it a calm 
and tranquil feel and helps it to integrate 
harmoniously with the surrounding 
countryside.

Nether Alderley does not have a local centre 
but is a short distance from the centre of 
Alderley Edge to the north of the parish. 
The village has evolved through organic 
and scattered growth. The historic central 
focal point was around the church , inn and 
Old Hall. The landmark St Mary’s Church is 
located centrally to the parish boundary.

The evolution of the development at 
Alderley Park, which appears segregated 
from the rest of the parish, has the potential 
to isolate from the wider community. There 
is a need for the development to further 
integreate into the wider Nether Alderley 
community.   

The neighbourhood area is rural in character 
and there is evidence of its agricultural past 
in its numerous farm buildings and barn 
conversions.  

The village has a strong visual aesthetic 
arising from its red brick and white washed 
buildings, some with black timber frames. 
Development styles are varied and include 
a mix of large detached mansion houses, 
more modest detached rural dwellings and 
newer more suburban style developments 
such as Alderley Park . 

There are few amenities in the village due 
to its proximity to Alderley Edge. There is, 
however, the Churchill Tree pub and sports 
club within Alderley Park. Other key areas 
of activity include Nether Alderley Primary 
School, St Mary’s Church and Nether 
Alderley Parish Hall. 

Figure 06: Sports club and gym, Alderley Park

Figure 07: The Churchill Tree, Alderley Park

Figure 08: Commercial building, Alderley Park
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Figure 09: Nether Alderley Primary School

Figure 10: White wash and black timber framed 
dwelling, Artists Lane

Figure 11: View towards dwellings on Welsh Row Figure 12: A traditional village post box.

Figure 13: Large detached dwelling, Nursery Lane Figure 14: Suburban character development within Alderley Park
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2.2 Settlement origins and 
growth
Nether Alderley is first mentioned in 1086 
in the Doomsday Book as Aldredelie, a 
name that suggests it began life as Aldred’s 
Clearing. By the 1500s, Nether Alderley was 
a thriving farming community of around 300 
people, with the inn, church and mill at its 
heart.

Most people farmed small pieces of 
land rented from the Lord of the Manor, 
employing other villagers as labourers. 

Supporting them were a number of 
skilled tradesmen: blacksmith, carpenter, 
shoemaker and most importantly the miller. 
By the late 1700s, life and the village had 
not greatly changed, although farms now 
tended to be larger and more prosperous. 

Figure 15: Historic mapping from 1882 showing the church, rectory, mill, inn. schools and blacksmiths

Figure 16: Alderley Mill Figure 17: Historic Boys School Figure 18: Historic Eagle and Child Inn
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2.2.1  Settlement pattern today

The settlement pattern today typically 
reflects the historic development forms 
with dwellings running parallel with country 
lanes. Exceptions to this include more 
sub-urban development forms such as the 
Orchard Crescent cul-de-sacs located of 
Welsh Row which were originally built as 
affordable dwellings. 

Alderley Park also exhibits more modern 
and higher density development including 
apartments and terraced housing. The 
estate is privately managed by Bruntwood 
Sci Tech. The manicured landscape, modern 
housing and commercial activity within the 
Alderley Park set it apart from the rural and 
historic parts of the village. Nevertheless 
the built form and open spaces are typically 
of a high quality. 

Figure 19: Traditional rural character of housing along 
Artists Lane

Figure 20: Terraced courtyard block, Alderley Park

Figure 21: Sub-urban development character, 
Orchard Crescent

Figure 22: Terraced townhouses, Alderley Park

Figure 23: Apartments, Alderley Park

Figure 24: Semi-detached dwellings set back and 
oriented to face Welsh Row
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2.3 Layout and built form
The map at figure 28 shows the relationship 
between built and unbuilt space in the 
neighbourhood area. The layout of 
buildings can highlight interesting urban 
patterns and help to identify different 
elements of character. Using this method, 
the neighbourhood area’s urban spaces 
can be roughly divided into the following 
categories:

Organic scattered built form

This historic development pattern has 
resulted in the micro-siting of buildings 
scattered across the landscape. Many of 
these buildings are farms associated with 
large expanses of farmland. 

Linear development 

Development along Welsh Row, Sand Lane 
and Congleton Road exhibits various scales 
and styles of buildings but is linear in nature 
with numerous adjacent buildings and plots 
built oriented to and accessed from the 
same street. 

Large-scale non-residential buildings

This includes large commercial buildings 
within Alderley Park as well as light industrial 
buildings and agricultural barns and 
outbuildings within the wider landscape.

Figure 25: Formal ‘planned’ layout at Alderley Park.

Figure 27: Standalone dwellings within the wider area - Soss Moss Lane 

Figure 26: Linear development layout along Congleton Road 
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Figure 28: A figure 
ground map of the 
neighbourhood area 
showing urban grain 
typologies.
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2.4 Historic assets
The Nether Alderley Conservation Area was 
originally designated in 1974 and covers 
a small percentage of Nether Alderley. 
The buildings within the Conservation 
Area include The Church and associated 
buildings such as The Rectory, cottages, a 
former inn, the mill and The Old Hall. 

There are 56 listed buildings within the 
neighbourhood area. One of these, the 
Church of St Mary, is Grade I Listed. Four 
are Grade II* Listed. 51 are Grade II Listed. 
Of these, there is a clear dominance of local 
red brick along with white washed and black 
timber framed buildings with a mix of slate, 
stone and rosemary tiled roofs.

In addition to the listed buildings, there 
are 3 non-designated entries recorded on 
Cheshire East Councils Local List of Historic 
Buildings. There are also 5 scheduled 
monuments and the neighbourhood area 
falls within the buffer zone of the Jodrell 
Bank Observatory World Heritage site. 

Figure 29: The Grade II Listed The Rectory 

Figure 30: The Grade II Listed Rectory Cottage

Figure 31: The Grade II Former Stables at Eagle and 
Child Cottage 

Figure 32: Grade II Listed Millbrook Cottage

Figure 33: The Grade II Listed Eagle and Child Cottage

Figure 34: The Grade II* Listed Nether Alderley Mill and 
Dam Wall
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Figure 35: Map showing listed buildings in Nether Alderley Conservation Area

Figure 36: The Grade II Listed Stanley Mausoleum

Figure 37: The Grade II Listed Old School

Figure 38: The Grade I Listed Church of St Mary

Stanley Mausoleum

Church of St Mary

Old School

The Rectory
Rectory Cottage 

Millbrook Cottage
Eagle and Child Cottage

Former Stables

Nether Alderley Mill and Dam Wall

The Old Hall

Former Stables 

Apple House
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GRADE HISTORIC ASSET

Grade I 
Listed Church of St Mary 

Grade II* 
Listed

The Old Hall
Nether Alderley Mill and Dam Wall
Old School
Soss Moss Hall

Grade II
Listed

Yew Tree Cottage 
Fallows Hall 
Milepost 330m east of road junction at Monk’s Heath 
Churchyard walls, gate, piers and gates
Rectory Cottage 
Gate piers to Alderley Mill Cottage 
Eagle and Child Cottage 
Former stables at Eagle and Child Cottage
Heawood Hall, Headwood House and Headwood Chase
Training centre and stores at Alderley Park 
Tenant’s Hall at Alderley Park
Gate piers and gates, centre of east wall of garden at Alderley Park 
Dean Green Farmhouse
Cross Farmhouse
Yew Tree Farmhouse 
Wyche’s Farmhouse
Monksheath Hall
Fernhill Lodge 
Barn 50m north north east of Fernhill Farmhouse 
The Rectory 
Village Cross

Table 02: Historic assets in the neighbourhood area.
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GRADE HISTORIC ASSET

Grade II
Listed

Brick garden walls to Alderley Mill Cottage and The Apple House
Gate piers and gates by Tenant’s Hall at Alderley Park 
Dovecote at Alderley Park
Entrance arch at south east corner of the walled garden at Alderley Park
Fromer kennel House and walls of kennel compound behind Beech Tree Lodge 
Nut Tree
Walton Farmhouse 
Gate pier, wing walls and gates to south east of Matthews Nursery 
Stanley Mausoleum in St Mary’s Churchyard 
White Gate Cottage 
Flume Head
Barn 50m east of Bagbrook Farmhouse
Beech Tree Lodge 
The Stanley Obelisk 
Church Cottages, Millbrook Cottage 
Church Lodge 
Barn 75m south south west of Heawood Hall Farmhouse
Ice House outside west wall of garden at Alderley Park 
Outbuilding in garden 25m to rear of Beech Tree Lodge
Brookdene and attached cottage
Gatley Green Farmhouse
Former stables 45m north of The Old Hall 
Corner pier and garden wall to south west of The Old Hal
Anne’s Cottage 
Bradford Lodge Bradford Lodge Nursery 
Fernhill Farmhouse
Churchyard Cross
Apple House
Gate piers, wing walls and bridge over moat to The Old Hall
Sandhurst and Hill Cottage
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Figure 39: Grade II Listed Brookdene Figure 42: The Grade II Listed Village Cross Figure 45: The Grade II White Gate Cottage 

Figure 40: The Grade II Listed Tenants’ Hall Figure 43: The Grade II Nut Tree Figure 46: The Grade II Listed Flume Head

Figure 41: The Grade II Listed Anne’s Cottage Figure 44: Grade II Listed Training Centre and Stores Figure 47: Grade II Listed Dovecote
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2.5 Movement networks
Please refer to the map at figure 51.

2.5.1  Pedestrian movement
There are numerous Public Rights of Way 
providing pedestrian connectivity across 
Nether Alderley and the surrounding 
landscape. The parish has many streets that 
are only paved on one side or not paved 
at all. Whilst this limits the space allocated 
to pedestrians it also contributes to the 
rural character of the parish and its country 
lanes. More recent developments such as 
the residential development in Alderley Park 
have pavements on both side of the street 
allowing for a degree of separation between 
pedestrians and vehicles.  

2.5.2  Cyclist movement
There are no National Cycle Network routes 
within the Neighbourhood Area. However, 
an on-road cycle route not on the National 
Cycle Network runs west to east through 
the Neighbourhood Area along Welsh Row 
and Artists Lane. 

2.5.3  	Public transport
The neighbourhood area is served by 
the 130 bus between Macclefield and 
Manchester Airport and the 88 bus between 
Altrincham and Macclesfield. The nearest 
train stations are at Alderley Edge and 
Chelford which are on on the West Coast 
Mainline.

2.5.4  Vehicular movement
Several key routes run through the 
neighbourhood area including the A34 
(Melrose Way) which is a bypass around 
Alderley Edge and the A537 which is a 
strategic route between Knutsford and 
Buxton, in Derbyshire. Congleton Road is 
another key route which runs north to south 
through the parish between Alderley Edge 
and Monks Heath

The remaining routes in the neighbourhood 
area comprise winding country lanes and 
rural tracks leading to farms and properties 
within the surrounding landscape. 

Figure 48: Sand Lane with no pavements Figure 49: Cyclist on Welsh Row. Figure 50: The primary route of Congleton Road 


