[REDACTED]

31 August 2026

Strategic Planning Team
Cheshire East Council
Delamere House, Delamere Street
Crewe CW1 2LL

Submitted via the consultation portal at localplan.cheshireeast.gov.uk/scoping-consultation, with a copy by email to localplan@cheshireeast.gov.uk

Dear Sir or Madam,
Cheshire East Local Plan: Scoping Consultation (closing 5pm, 1 September 2026)
Response of the owners of [REDACTED]
1.  We write as residents of [REDACTED]. [REDACTED]  shown on the council's site submissions map as "Land East of Heyes Lane" (references HE 269 and CFS26 245; 4.75 hectares; submitted for housing). Our comments concern the scope of the new local plan, the methodology for assessing sites and reviewing the Green Belt, and the evidence the plan must have before any such site is treated as suitable. We use that field, and the adjoining submission at Land Adjoining Jenny Heyes, as worked examples, because they show the questions the methodology must be able to answer.
2.  We note that the council intends to prepare the plan under the reformed plan-making system and that the National Planning Policy Framework published on 17 August 2026 will apply to it. Our comments are framed against that Framework.
Green Belt review methodology
3.  The Green Belt review should assess each parcel against the Green Belt purposes in the August 2026 Framework and should record, for each parcel, whether the land strongly contributes to the purposes relevant to the grey belt definition, with reasons. A conclusion that a parcel is or is not grey belt should not be reached by inference from a general area assessment.
4.  The council's existing evidence should be carried forward into that exercise. The Alderley Edge Settlement Report (examination document ED21, August 2020) concluded that the Land East of Heyes Lane, then site CFS370, makes a "significant contribution" to Green Belt purposes; scored the site red for landscape impact, finding that it forms an important transition between the settlement and the wider rural landscape within the Local Landscape Designation, with significant impacts that would be difficult to mitigate; scored it red for highways access; and recommended that it remain in the Green Belt. We accept that the 2020 assessment used a different scale from the grey belt test. That is why the new methodology should state how earlier findings are to be treated. A finding of significant contribution is material evidence. It should be carried forward unless a new study explains, parcel by parcel, why it is no longer correct.
5.  The Land East of Heyes Lane is open agricultural land on the settlement edge, bounded by rear gardens to the west and south and by open countryside to the east. On the evidence in ED21 it contributes strongly to the purpose of checking the unrestricted sprawl of the built-up area. We do not ask the council to reach a concluded view on grey belt status at this stage. We ask that the methodology require that question to be answered on parcel-specific evidence, with the burden on any new study to displace the council's previous finding.
Development around well-connected stations
6.  The August 2026 Framework introduces a route for development within reasonable walking distance of a well-connected station, both in plan-making (policy GB3(4)) and in decision-making (policy GB7(1)(h)). The glossary defines reasonable walking distance as around 800 metres, or around ten minutes' walk where topography, route availability and quality, or physical barriers would prevent or discourage walking from that distance. Only the part of a site within that distance benefits from the station policies.
7.  The methodology should map, for each candidate site, the area that actually lies within reasonable walking distance of a qualifying station by the routes that exist on the ground. It should not treat a whole parcel as qualifying because a corner of it lies close to the threshold. The Land East of Heyes Lane illustrates the point. The site has no adequate independent access to the highway. Its only existing link to Heyes Lane, apart from a narrow spur beside the Emerson House offices, is a single-track access between houses opposite Oakfield Road, which the council's 2020 assessment found would not be sufficient. Even by that most favourable route, the western boundary of the site is at the limit of the 800 metre distance, the centre of the site is around 950 metres from the station, and the remainder is further. A theoretically closer point at the south-west corner has no access from the highway at all. The ten-minute limb of the glossary test exists to reduce the qualifying area where routes are poor or obstructed; it does not extend it. The qualifying area for this site, if there is one, is therefore a narrow strip along its western edge, reached only by a track between existing houses that has already been found inadequate, and with no other vehicular access except through the car park of the adjoining offices. Policy GB7 requires development relying on the station route to be physically well related to the station or the settlement, to be of a scale that existing or proposed infrastructure can support, and not to prejudice the comprehensive treatment of the wider area. The methodology should apply those tests to any such strip, should treat land outside the qualifying area as ordinary Green Belt to be assessed against the grey belt test, and should make clear that a qualifying strip cannot be used to justify development across a site. We ask that the council's site assessment records the qualifying area for this site on that basis, and does so for every site where the station policies are relied upon.
Consistency with recent decisions
8.  On 12 November 2025 the Northern Planning Committee refused application 25/1064/OUT for nine dwellings on Land Adjoining Jenny Heyes, on the grounds that the site does not meet the definition of grey belt because it makes a strong contribution to the purpose of checking sprawl, and that it is not in a sustainable location. An appeal against that refusal (Planning Inspectorate reference 6004692) has been lodged and is undetermined. The council's reasons for refusal remain its position and are directly relevant to the treatment of nearby Green Belt land. The Jenny Heyes site is smaller, enclosed by development on three sides, closer to the station, and was assessed in ED21 as making a lesser contribution to Green Belt purposes than the Land East of Heyes Lane. The site assessment methodology should be internally consistent with the council's own recent decisions. A larger and more open field, with a greater Green Belt contribution and a longer walk to the station, cannot rationally be treated as more suitable than the smaller site the council has just refused.
Access, Heyes Lane and traffic
9.  The land availability assessment should treat the existence of a deliverable highway access within the promoter's control as a threshold matter, evidenced at the assessment stage and not deferred to a later application. The Land East of Heyes Lane has no adequate independent frontage to the public highway. The council's 2020 assessment found that the existing single-track farm access would not be sufficient and that an alternative access to Heyes Lane would involve the loss of part of the car park of the adjacent Emerson Group offices and the demolition of an end terraced house. Those constraints have not changed and should be carried forward.
10.  The methodology must also assess the capacity and character of Heyes Lane itself, not only the A34 and B5087 corridors. Heyes Lane is a residential lane with on-street parking. It already carries a volume of through traffic out of keeping with that character. A scheme of the scale historically promoted on the Land East of Heyes Lane would add a material number of vehicle movements at the only possible points of access onto that lane. The evidence base should include observed traffic on Heyes Lane, including peak-hour conditions, on-street parking, and the effect of additional movements on highway safety and on living conditions for existing residents. Sites should not be found suitable on the assumption that Heyes Lane can absorb that load.
Air quality, construction impacts and living conditions
11.  The methodology should require an air quality and construction-impact assessment for any candidate site that directly adjoins existing homes. That assessment should cover dust, fine particulates and construction traffic during any build-out, and operational emissions from additional vehicle movements on Heyes Lane thereafter. Those are living-conditions and public-health issues. They go to whether a site is suitable, not only to later planning conditions. Sites backing onto existing houses on a constrained residential lane should not be marked suitable until those effects on existing occupiers have been assessed with evidence.
Infrastructure evidence base
12.  Infrastructure capacity should be treated as a matter going to the soundness of the plan and to the suitability of individual sites, not as a matter to be resolved by planning obligations after allocation. The evidence base for Alderley Edge should address, before any site on the settlement edge is assessed as suitable: primary and secondary school capacity and forecast rolls; the capacity of primary healthcare; foul drainage, given United Utilities' advice recorded in ED21 that the local network is small in diameter and has limited capacity to support future growth; the capacity of Heyes Lane and of the A34 and B5087 corridors; and flood risk from Whitehall Brook, a main river, including the areas of Flood Zones 2 and 3 within the Land East of Heyes Lane and the Environment Agency's eight-metre margin.
13.  The council's latest housing land supply position, at a base date of 31 March 2025, identifies a deliverable supply of 8,780 dwellings, equating to 3.3 years, down from 3.8 years at 31 March 2024, measured against a local housing need under the standard method of around 2,500 homes a year. We recognise the pressure this creates. It is a reason for the plan to be founded on robust site assessment and infrastructure evidence, so that growth is directed to sites that can be delivered and served, rather than a reason to relax the methodology for constrained Green Belt land on a residential lane.
Spatial strategy and the Neighbourhood Plan
14.  We ask the council to test a spatial strategy that meets need on previously developed land, on land within settlements, and on lower-harm sites and the most sustainable locations before releasing Green Belt parcels that its own evidence has found to make a significant contribution to Green Belt purposes on the constrained edges of local service centres such as Alderley Edge.
15.  The made Alderley Edge Neighbourhood Plan should be given full weight in the methodology, in particular Policy AE1, the Alderley Edge Development Strategy, which resists development outside the existing settlement boundary, and Policy AE9 on landscape character and access.
16.  We should be grateful to be notified of each subsequent stage of the plan, including the publication of the readiness assessment, the consultation on the proposed content of the plan and its supporting evidence, and the consultation on the proposed local plan, and to be registered as an interested party on the site assessment of the Land East of Heyes Lane and the Land Adjoining Jenny Heyes.
Yours faithfully,


Gavin and Joanne Vanden
[REDACTED]
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