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Main Findings - Executive Summary 
 

From my examination of the Styal Neighbourhood Development Plan (the 
Plan/SNP) and its supporting documentation including the representations 
made, I have concluded that, subject to the policy modifications set out in this 
report, the Plan meets the Basic Conditions. 
 
I have also concluded that: 
 

- The Plan has been prepared and submitted for examination by a 
qualifying body – Styal Parish Council; 

- The Plan has been prepared for an area properly designated – the 
Styal Parish Council area, as shown on Map 1 on Page 8 of the 
submitted Plan; 

- The Plan specifies the period to which it is to take effect: 2024 – 
2030; and  

- The policies relate to the development and use of land for a 
designated neighbourhood area. 

 
I recommend that the Plan, once modified, proceeds to referendum on the 
basis that it has met all the relevant legal requirements.  
 
I have considered whether the referendum area should extend beyond the 
designated area to which the Plan relates and have concluded that it should 
not. 

 

1. Introduction and Background  
 
Styal Neighbourhood Plan  
 
1.1 The Styal Parish Council administers a parish which, as noted within the 

SNP, lies within the northern part of Cheshire East local authority area 
and south of Greater Manchester.  It is bounded by Manchester Airport to 
the west, Heald Green to the north, Handforth and Wilmslow to the east 
with open countryside to the south.   
 

1.2 Notwithstanding the built development nearby, the parish has a rural 
character provided by open fields, woodland and hedgerows.  The main 
developed area is concentrated along Hollin Lane, Holly Lane and Quarry 
Bank.  The area contains a range of heritage assets, many associated 
with the parish’s historic cotton spinning and weaving mill now managed 
by the National Trust. There are a number of community facilities and 
services serving the local population (c1,000 residents) which includes 
the occupants of the Styal Prison and Young Offender Institution, located 
at a large site in the south east of the parish.  
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1.3 The SNP has been in preparation for a number of years.  As set out in the 
Consultation Statement and elsewhere, the Plan’s development was 
instigated by the Parish Council in 2015 and work was undertaken by a 
Steering Group of residents, parish councillors and representatives of the 
National Trust.  The views and opinions of local residents have been 
sought, particularly via a community survey undertaken in 2021 which 
received over 100 responses, and which was used to inform the content 
of a draft SNP that was subject to Regulation 14 consultation in 
February/March 2024.   

 
1.4 The SNP contains1 a ‘Vision’ and a set of ‘Objectives’ for the area which 

are informed by an awareness of the opportunities and challenges that 
the parish faces.  These recognise the role of the village in providing a 
high quality of life for residents and the function of the parish as a ‘green 
lung’ for nearby urban areas wherein it provides accessible recreational 
and leisure opportunities for both residents and visitors. 

 
1.5 The SNP sets out an intention to conserve, enhance and promote the 

unique characteristics of Styal, including its heritage assets, whilst 
evolving in a way that meets the needs of the community, and which 
enables complementary businesses to thrive. 

 
1.6 The subsequent range of SNP policies is tailored to ensure that 

appropriate forms of sustainable development are secured which will 
contribute towards the delivery of the SNP Vision. 

 
The Independent Examiner 
  
1.7 As the Plan has now reached the examination stage, I have been 

appointed as the examiner of the SNP by Cheshire East Council (CEC) 
with the agreement of Styal Parish Council. 
 

1.8 I am a chartered town planner and former government Planning 
Inspector, with experience of development and neighbourhood plan 
examinations. I am an independent examiner, and do not have an 
interest in any of the land that may be affected by the submitted Plan.  

 
The Scope of the Examination 

 
1.9 As the independent examiner I am required to produce this report and 

recommend either: 

(a) that the neighbourhood plan is submitted to a referendum without 
changes; or 

(b) that modifications are made and that the modified neighbourhood 
plan is submitted to a referendum; or 

 
1 Chapter 5 of the Plan. 
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(c) that the neighbourhood plan does not proceed to a referendum on the 
basis that it does not meet the necessary legal requirements.  

 
1.10 The scope of the examination is set out in Paragraph 8(1) of Schedule 4B 

to the Town and Country Planning Act 1990 (as amended) (‘the 1990 
Act’). This clarifies that the examiner must consider:  

• Whether the plan meets the Basic Conditions. 
 

• Whether the plan complies with provisions under s.38A and s.38B 
of the Planning and Compulsory Purchase Act 2004 (as amended) 
(‘the 2004 Act’). These are: 

-  it has been prepared and submitted for examination by a 
qualifying body, for an area that has been properly designated 
by the local planning authority; 

 
- it sets out policies in relation to the development and use of 

land;  
 
- it specifies the period during which it has effect; 

 
- it does not include provisions and policies for ‘excluded 

development’; and  
 

- it is the only neighbourhood plan for the area and does not 
relate to land outside the designated neighbourhood area. 

 
• Whether the referendum boundary should be extended beyond the 

designated area, should the plan proceed to referendum.  
 

• Such matters as prescribed in the Neighbourhood Planning 
(General) Regulations 2012 (as amended)(‘the 2012 Regulations’). 
 

1.11 I have considered only the matters that fall within Paragraph 8(1) of 
Schedule 4B to the 1990 Act, with one exception.  That is the 
requirement that the Plan be compatible with the Human Rights 
Convention.  

 
The Basic Conditions 
 
1.12 The ‘Basic Conditions’ are set out in Paragraph 8(2) of Schedule 4B to the 

1990 Act. In order to meet the Basic Conditions, the neighbourhood plan 
must: 

-  Have regard to national policies and advice contained in guidance 
issued by the Secretary of State; 
 

- Contribute to the achievement of sustainable development; 
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- Be in general conformity with the strategic policies of the 
development plan for the area;  
 

- Be compatible with and not breach European Union (EU) obligations; 
under retained EU law)2; and 
 

- Meet prescribed conditions and comply with prescribed matters. 
 
1.13 Regulation 32 of the 2012 Regulations prescribes a further Basic 

Condition for a neighbourhood plan. This requires that the making of the 
Neighbourhood Development Plan does not breach the requirements of 
Chapter 8 of Part 6 of the Conservation of Habitats and Species 
Regulations 2017.3  

 
 
2. Approach to the Examination 
 
Planning Policy Context 
 
2.1 Planning policy for England is set out principally in the National Planning 

Policy Framework (NPPF) and is accompanied by the Planning Practice 
Guidance (PPG), which offers guidance on how this policy should be 
implemented. All references in this report are to the latest iteration of the 
NPPF dated December 2023 and the accompanying PPG.4 

 
2.2 The Development Plan for the area, not including documents relating to 

minerals and waste development, is the Cheshire East Local Plan – Local 
Plan Strategy 2010-2030 (CELPS) and the Site Allocations and 
Development Policies Document (SADPD 2022). CEC are at an early stage 
in preparing a new Local Plan for the area. The emerging plan, due to its 
undeveloped and evolving nature, does not specifically affect the SNP at 
this time. 

 
Submitted Documents 
 
2.3 I have considered all policy, guidance and other reference documents 

which I consider relevant to the examination, including those submitted5 
which comprise: 

• the Styal Neighbourhood Development Plan (July 2024); 
 

2 The existing body of environmental regulation is retained in UK law. 
3 This revised Basic Condition came into effect by virtue of the Conservation of Habitats 
and Species and Planning (Various Amendments) (England and Wales) Regulations 
2018. 
4 It is anticipated that the revised NPPF will be published in final form late 2024/early 
2025): Proposed reforms to the National Planning Policy Framework and other changes 
to the planning system - GOV.UK (www.gov.uk) 
5 View at: https://cheshireeast-consult.objective.co.uk/kse/event/38079 and the SNP 
website. 

https://www.gov.uk/government/consultations/proposed-reforms-to-the-national-planning-policy-framework-and-other-changes-to-the-planning-system
https://www.gov.uk/government/consultations/proposed-reforms-to-the-national-planning-policy-framework-and-other-changes-to-the-planning-system
https://cheshireeast-consult.objective.co.uk/kse/event/38079
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• Map 1 of the Plan, which identifies the area to which the proposed 
Neighbourhood Plan relates; 

• the Consultation Statement, July 2024; 
• the Basic Conditions Statement, July 2024;   
• Styal Design Guidelines & Design Codes, June 2024; 
• the Strategic Environmental Assessment (SEA) documentation 

including the Screening Report (June 2023); 
• the Habitat Regulations Assessment (HRA) Screening which forms 

part of the SEA Screening Report (June 2023);  
• all the representations that have been made in accordance with 

the Regulation 16 consultation6; and 
• the clarifications and further submissions received from Styal 

Parish Council (15 October 2024) and CEC (17 October 2024) to 
my correspondence (4 October 2024). 

 
Site Visit 
 
2.4 I made an unaccompanied site visit to the Neighbourhood Plan Area on 

30 October 2024 to familiarise myself with it, and to visit relevant sites 
and areas referenced in the Plan and evidence documents. These include 
Styal village, Quarry Bank and the neighbouring area.  

 
Written Representations with or without Public Hearing 
 
2.5 This examination has been dealt with by written representations. I 

considered hearing sessions to be unnecessary as the consultation 
responses clearly articulated the objections to the Plan and presented 
adequate arguments for and against the Plan’s suitability to proceed to a 
referendum. I am satisfied that all relevant issues have been adequately 
aired through written submissions. 

 
Modifications 
 
2.6 Where necessary, I have recommended modifications to the Plan (PMs) 

in this report in order that it meets the Basic Conditions and other legal 
requirements.  For ease of reference, I have listed these proposed 
modifications separately in the Appendix. 

 
 
 
 
 
 
 

 
6 Including a late representation from Manchester Airport Group which raised no specific 
comments. 
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3. Procedural Compliance and Human Rights 
 
Qualifying Body and Neighbourhood Plan Area 
 
3.1 The SNP has been prepared and submitted for examination by Styal 

Parish Council, which is a qualifying body for an area that was first 
designated by CEC on 20 July 2015.  The designated area is shown at 
SNP Map 1 and constitutes the parish of Styal. This area has been 
amended since 2015 following a town and parish council governance 
review undertaken by CEC.7  Cheshire East Council made the decision to 
designate the new Styal Neighbourhood Plan boundary on 21 September 
2023 which is a logical proposition. I note, in particular, that the  
Regulation 14 consultation in early 2024 was undertaken in the context of 
the revised administrative boundary. 

 
3.2 It is the only Neighbourhood Plan for Styal and does not include land 

outside the designated Neighbourhood Plan Area.  
 
Plan Period  
 
3.3 The Plan specifies the period to which it is to take effect, which is from 

2024 to 2030. This is logical and aligns appropriately with the CELPS. 
 
Neighbourhood Plan Preparation and Consultation 
 
3.4 As referenced in the Plan, the supporting Consultation Statement and the 

Basic Conditions Statement8, the Parish Council resolved to produce a 
neighbourhood plan in 2015 and, after an initial hiatus, commenced work 
in earnest on the Plan with the issue of its community questionnaire in 
2021. Two questionnaires were published, one aimed at residents, and 
one aimed at non-residents in light of the volume of non-residents who 
both visit and work in the parish, particularly at Quarry Bank.  It is clear 
from the Consultation Statement that the Parish Council aimed to keep 
residents and non-residents informed about the SNP process and 
endeavoured to provide suitable opportunities to influence the process of 
plan production.  

 
3.5 The questionnaire results9 identified a general satisfaction amongst 

residents with the level of services and facilities within the parish albeit 
improvements were sought for younger people and children. Generally, a 
high value was placed on the natural environment and the strong sense 
of community which should be retained.  In this context, the results 
demonstrated a desire for the look and feel of the parish to be sustained 
and where larger scale new development was deemed inappropriate. 

 
 

7 See Styal PC correspondence dated 15 October 2024. 
8 Also see Styal PC correspondence dated 15 October 2024. 
9 Consultation Statement Appendix 2 and Results Appendix 3. 
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3.6 Particular concerns were raised with regard to traffic, pollution and 
parking provision.  The Parish Council determined that some issues, for 
example traffic calming, would be pursued outside of the SNP process 
and in partnership with CEC and the National Trust.  

 
3.7 The draft SNP, informed by the SEA Screening Report, was subject to 

Regulation 14 public consultation from 5 February 2024 to 18 March 2024 
producing around 75 comments.10 The consultation included: 

• consultation with statutory bodies; 
• notification on where, when and how to view and comment on 

the Plan; 
• email notification to interested parties and local groups; 
• content in the primary school newsletter; 
• attendance at a public drop in event was encouraged; and  
• consultation with other Parish Councils and bodies.  

 
3.8 Following further review, the SNP was submitted to CEC (21 July 2024) 

and subject to Regulation 16 consultation from 5 August 2024 to 17 
September 2024.  Consultation responses are available to view on the 
CEC’s website.11 
 

3.9 I am satisfied that a transparent, proportionate, fair and inclusive 
consultation process has been followed for the Plan that has had regard 
to the advice in the PPG on plan preparation and engagement, and is 
procedurally compliant in accordance with the legal requirements. 

 
Development and Use of Land  
 
3.10 The Plan sets out policies in relation to the development and use of land 

in accordance with S.38A of the 2004 Act.  
 
Excluded Development 
 
3.11 The Plan does not include provisions and policies for ‘excluded 

development’.12    
 

Human Rights 
 
3.12 The Basic Conditions Statement acknowledges the fundamental rights and 

freedoms guaranteed under the European Convention of Human Rights 
Act 1998.  Whilst the analysis of how the full regard has been had to the 
Convention is limited, I note the nature of the Plan production process 
and that CEC does not raise a concern that the Plan would impinge on 
Human Rights (within the meaning of the Act).  From my independent 

 
10 See Consultation Statement, including Appendix 11. 
11 https://cheshireeast-consult.objective.co.uk/kse/event/38079 
12 See section 61K of the 1990 Act. 

https://cheshireeast-consult.objective.co.uk/kse/event/38079
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assessment, with particular focus on the policy content and plan 
production process, I agree. 

 
 
4. Compliance with the Basic Conditions  
 
EU Obligations 
 
4.1 The Styal Neighbourhood Plan has been subject to the production of a 

SEA Screening Report. The Report has regard to the published 
government guidance which outlines how the SNP has been assessed in 
the context of the European Union SEA Directive as transposed into UK 
law by the Environmental Assessment of Plans and Programmes 
Regulations of 2004. 

 
4.2 The Report demonstrates an understanding of the Development Plan and 

national policy context for the SNP and notes the Vision and Objectives of 
the Neighbourhood Plan together with its detailed policies. Section 3 of 
the Report, including Tables 2 and 3, adequately appraises the need for a 
full SEA which includes whether the SNP is likely to have a significant 
effect on the environment.  In short, the Report concludes13 that the SNP 
is unlikely to have a significant effect upon the environment and that an 
SEA is not required. Furthermore, the Report finds that the SNP would be 
unlikely to have a significant effect upon any designated sites (of which 
there are none within the parish).  With due regard to the consultation 
responses of Historic England and Natural England, notwithstanding the 
absence of comment from the Environment Agency, I have no reason to 
disagree. 

 
4.3 The SEA Screening Report concludes that a Habitat Regulations 

Assessment is not required.  I have noted the clarification provided by 
CEC14 on this matter and have no reason to disagree. 

 
4.4 Overall, I find that relevant EU obligations (as retained in UK law) are 

satisfied. 
 
Main Issues 
 
4.5 Following the consideration of whether the Plan complies with various 

procedural and legal requirements, it is now necessary to deal with 
whether it complies with the remaining Basic Conditions; particularly the 
regard it pays to national policy and guidance, the contribution it makes 
to the achievement of sustainable development and whether it is in 
general conformity with strategic development plan policies. I test the 
Plan against the Basic Conditions by considering specific issues of 
compliance with all the Plan’s policies.  

 
13 See CEC correspondence dated 17 October 2024. 
14 See CEC correspondence dated 17 October 2024. 



 
Intelligent Plans and Examinations (IPE) Ltd, 3 Princes Street, Bath BA1 1HL 
 Registered in England and Wales. Company Reg. No. 10100118. VAT Reg. No. 237 7641 84 

11 
 

4.6 As part of that assessment, I consider whether the policies in the Plan are 
sufficiently clear and unambiguous, having regard to advice in the PPG. It 
is important to note that a policy 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.15 I recommend some modifications to 
the Plan as a result. 
 

4.7 Accordingly, having regard to the Plan, the consultation responses, the 
written evidence and my site visit, I consider that the main issues for this 
examination are whether the Plan policies: 

• have regard to national policy and guidance, including their 
justification; 

• are in general conformity with the adopted strategic planning 
policies (see CELPS and Table 3 of the Basic Conditions 
Statement); and  

• would contribute to the achievement of sustainable development. 
 

4.8 Following the sequence within the Plan, I shall assess these issues on the 
basis of the Plan’s following key chapters: Vision and Objectives, Planning 
Policies: Built Heritage and Design, Housing, Natural Environment, Local 
Economy and Tourism and, Movement, Recreation and Community 
Facilities.  

 
Vision and Objectives 
 
4.9 As previously noted, the SNP Vision has been informed by the public 

consultation processes employed in the production of the Plan.  It is 
appropriately underpinned by an awareness of the parish characteristics. 
It seeks to support a high quality of life for residents whilst providing 
accessible recreation and leisure opportunities for those who visit.  The 
Vision acknowledges the importance of the parish’s heritage assets which 
will be conserved, enhanced and promoted to ensure opportunities are 
fulfilled to provide community facilities and enable complementary 
businesses to thrive.  
 

4.10 Importantly, the overarching objective of the Plan aims to contribute 
towards the achievement of sustainable forms of development which 
aligns suitably with national policy.  The 9 specific Objectives of the Plan 
address the matters prioritised by the Parish Council and include the 
strategic role of the parish in providing rural open space, creating a 
caring community, in celebrating and promoting its heritage, in protecting 
its natural environment whilst enabling small scale housing, the visitor 
economy and leisure and recreation opportunities.  The Objectives 
identify the need to enhance the network of public transport and 
movement pathways across the parish to reduce reliance on private cars 

 
15 PPG Reference ID: 41-041-20140306. 



 
Intelligent Plans and Examinations (IPE) Ltd, 3 Princes Street, Bath BA1 1HL 
 Registered in England and Wales. Company Reg. No. 10100118. VAT Reg. No. 237 7641 84 

12 
 

and notes the role of the parish as a counterpoint to the nearby existence 
of Manchester Airport and suburban southern Manchester.  These 
collectively support and inform the SNP policies which follow.  

 
4.11 The Vision is clear and the Objectives undisputed.  I consider them 

reasonable and suitable for the Plan, in general conformity with the 
strategic policies of the adopted Development Plan, have suitable regard 
to national guidance, would contribute to the achievement of sustainable 
development and so would meet the Basic Conditions.  
 

Built Heritage and Design 
 
4.12 The SNP clearly identifies the importance of built heritage within the 

parish with appropriate reference to key evidence which includes the 
Styal Conservation Area Appraisal and the analysis of the Styal Design 
Guidelines and Design Codes (June 2024). These documents provide a 
baseline reference for the heritage assets of the Plan area, including 
building materials, styles, design and character areas.  
 

4.13 Policy S1 of the SNP expects development proposals to have 
consideration of the Styal Design Guidelines and Design Codes. This is a 
key document for the parish which provides a detailed analysis of the 
parish character and provides design guidance and specific codes which 
can be applied to development proposals. It is therefore entirely logical 
that development proposals should have regard to its content.  

 
4.14 The Design Guidelines and Design Codes do not contain a specific 

requirement for water efficiency in new dwellings.  Whilst this absence 
has attracted comment, this fact does not fundamentally undermine the 
credibility of the document as a robust evidence source for the SNP as far 
as it relates to Policy S1. The SNP does not allocate new housing sites 
and anticipates few opportunities for new housing development.  Water 
efficiency in any new dwellings which may arise will be addressed by 
Building Regulations.  As a consequence, the content of the Design 
Guidelines and Design Codes remains sufficient for the purposes of the 
SNP. 
 

4.15 As noted by the Cheshire Gardens Trust, the SNP does not seek to 
identify any non-designated heritage assets. There is no requirement for 
a neighbourhood plan to do so and this does not undermine the veracity 
of the Plan as a result. 
 

4.16 On this basis the Policy and the SNP are consistent with national policy 
and the strategic intentions of the Development Plan as pertaining to the 
design quality of new development and would meet the Basic Conditions. 
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Housing 
 
4.17 The SNP identifies that Styal has a concentration of large, detached 

family houses in private ownership which is atypical in the CEC area.  In 
some respects, Styal is unique given that the National Trust own much of 
the parish land and also maintain some 63 residential tenancies of 
varying property size.  The parish is situated within the designated Green 
Belt to which national policy and Development Plan Policies PG3 and PG11 
apply. SADPD Policy PG10 identifies Styal as an ‘infill village’ wherein 
limited infilling will be supported within the defined boundary.16 
 

4.18 Against this context, and whilst there is no up-to-date local housing 
needs survey, the SNP considers the opportunity for new housing in the 
parish is limited and that the existing policies of the Development Plan 
address issues relating to local housing needs.  The SNP subsequently 
does not seek to allocate land for housing.   
 

4.19 SNP Policy S2 supports proposals for home-based businesses and home 
working subject to criteria to ensure acceptable effects on residential 
amenity, adequate parking and proximity to public transport provided 
that the activity is ancillary to the residential use of the main dwelling. 
Overall, the policy is clear, notwithstanding a degree of uncertainty in 
relation to the definition of walking distance to the railway station or local 
bus stops. Technically, any location would be within walking distance and 
therefore the phrase ‘reasonable walking distance’ would enable a 
considered judgement to be reached17, on the acceptability or otherwise 
of a proposal. I recommend accordingly (PM1). 

 
4.20 The SNP is in general conformity with the strategic policies of the adopted 

Development Plan, would contribute to the achievement of sustainable 
development and so would meet the Basic Conditions. 
  

Natural Environment 
 
4.21 As noted previously and explained within the Plan, the parish has a rural 

character within a distinctive local landscape partly shaped by historic 
planting on the Quarry Bank Estate and with a number of priority 
habitats.  It is clear from the consultation processes that the natural 
environment, particularly local wildlife and habitats, are valued by 
respondents. 
 

4.22 SNP Policy S3 seeks to ensure that proposals for landscaping should 
integrate with the local character with specific reference to hedgerows, 
mature trees and woodland and with regard to water courses.  As 
worded, the Policy is narrowly directed towards proposals for landscaping.  

 
16 SNP Map 2 page 37. 
17For example: Walkable neighbourhoods Building in the right places to reduce car 
dependency et al. 

https://www.sustrans.org.uk/media/10606/walkable-neighbourhoods-text-only-report.docx#:%7E:text=800m%2C%20or%20approximately%20half%20a,to%20meet%20their%20daily%20needs.
https://www.sustrans.org.uk/media/10606/walkable-neighbourhoods-text-only-report.docx#:%7E:text=800m%2C%20or%20approximately%20half%20a,to%20meet%20their%20daily%20needs.
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To be clear and effective, the policy should ensure that it can be applied 
to development proposals that may include landscaping. I recommend 
accordingly (PM2). 

 
4.23 The SNP identifies, with due reference to the Design Guidelines and 

Design Codes and the Cheshire Wildlife Trust’s Protecting and Enhancing 
Styal’s Natural Environment, the role and importance of biodiversity 
within the parish.  National legislation and policy are clear that 
biodiversity net gain of at least 10% should be secured for applicable new 
development proposals.  SNP Policy S4 reasonably seeks to ensure that 
local biodiversity is protected or enhanced.  However, for consistency and 
clarity, the Policy should refer to ‘development proposals’ and ensure that 
an appropriate net gain in biodiversity is secured where appropriate.  It 
may not always be the case that ‘substantial’ mitigation is required.  I 
recommend accordingly (PM3).  

 
4.24 The SNP refers to a range of matters contained in the supporting text to 

Policy S4 which are designed to improve biodiversity.  Such matters could 
be reviewed by the Parish Council if appropriate to include reference to 
the role of ‘swift bricks’ for new development.  Such a reference is not 
required within Policy S4 to ensure that the Basic Conditions are met. 

 
4.25 The SNP identifies, with reference to the Conservation Area Appraisal and 

the Styal Design Guidelines and Design Codes, a number of key views of 
importance within the parish.  I visited them all.  There is no contrary 
evidence supplied as a result of the Regulation 16 consultation which 
indicates that the evidence relied upon by the Parish Council is 
necessarily flawed nor supportive of the views cited in SNP Policy S5.  
SNP Policy S5 reasonably sets out the need for development proposals to 
not significantly harm the identified characteristic features or important 
landscape receptors within the local area in a manner that is clear and 
effective.  The identification of additional key views could be 
accommodated in any future review of the Plan.  

 
4.26 Consequently, the SNP is consistent with national policy and the strategic 

intentions of the Development Plan.  Whilst there is no explicit reference 
to the Mersey Forest as identified in the Regulation 16 consultation, such 
absence does not undermine the Plan and further reference could be 
explored through future work of the Parish Council on its community 
aspirations.  Overall, the SNP would meet the Basic Conditions. 
 

Local Economy and Tourism 
 
4.27 The location of the parish, close to the Manchester and other Cheshire 

towns, in combination with Quarry Bank, parish facilities and the rural 
setting, generates a considerable number of annual visitors. The SNP 
does not allocate land for new business development but supports 
suitable tourism and visitor related proposals. SNP Policy S6 consequently 
supports food and drink uses plus visitor accommodation in the Styal 
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Village Infill area (SNP Map 2) provided unacceptable increases in traffic 
and parking are not generated.  The definition of ‘unacceptable increases’ 
is not provided but it is reasonable to expect that specific development 
proposals will be assessed on their individual circumstances and against 
the evidence available at the point of submission.  
 

4.28 The SNP is in general conformity with the strategic policies of the adopted 
Development Plan, would contribute to the achievement of sustainable 
development and so would meet the Basic Conditions. 

 
Movement, Recreation and Community Facilities 
 
4.29 Notwithstanding the presence of the Styal Rail Station, the parish 

experiences notable levels of vehicular road traffic which is identified as 
of significant concern to local residents. Appendix 2 of the SNP is a list of 
proposed ‘community aspirations’ designed to address these matters but 
which do not form part of the SNP policies. 
 

4.30 SNP Policy S7 relates to active travel and, amongst other matters, seeks 
to support development where close to public transport and with good 
connectivity to facilities and services via pedestrian and cycle routes in 
the area.  The policy aspirations are reasonable and justified by the 
evidence.  Nevertheless, in order to be clear and effective the policy 
should be refined in its reference to the harm arising from potential traffic 
increases from new development proposals.  I recommend a modification 
accordingly (PM4). 

 
4.31 SNP Policy S8 identifies seven community facilities whereby development 

proposals which affect them will need to be considered against the 
content of SADPD Policy REC5. Policy REC5 is a protective policy and the 
purpose of Policy S8 serves to clarify that the cited facilities are those 
valued by the community.  There is insufficient evidence to support an 
amendment to the policy in relation to the need for healthcare 
infrastructure as sought by a respondent to the Regulation 16 
consultation.  On balance, the approach of the Plan is reasonable and 
does not unacceptably replicate the existing Development Plan.  The 
Basic Conditions would be satisfied. 

 
Policies Map and Monitoring 

 
4.32 The Policies Map should illustrate geographically the policies in the 

Development Plan.  As such, the effect of those policies included within 
the SNP will need to be reviewed should the Plan be made. 
 

4.33 The Parish Council has confirmed its intention to “prepare a monitoring 
table linked to the policies which we will agree with CEC and carry out 
appropriate annual monitoring. We will check that planning applications 
are assessed against the NDP and that SPC does follow up on the actions 
assigned to it in the Appendix to the NDP.” I commend this course of 



 
Intelligent Plans and Examinations (IPE) Ltd, 3 Princes Street, Bath BA1 1HL 
 Registered in England and Wales. Company Reg. No. 10100118. VAT Reg. No. 237 7641 84 

16 
 

action to ensure that the SNP is effective in its intentions albeit it is not 
essential to meet the Basic Conditions. 

 
Factual and Minor Amendments and Updates 

 
4.34 I have not identified any typographical errors in the text of the SNP that 

would affect the Basic Conditions.  Minor amendments to the text can be 
made consequential to the recommended modifications, alongside any 
other minor non-material changes or updates, in agreement between  
Styal Parish Council and CEC.18 

 
 
5. Conclusions 
 
Summary  
 
5.1 The Styal Neighbourhood Plan has been duly prepared in compliance with 

the procedural requirements. My examination has assessed whether the 
Plan meets the Basic Conditions and other legal requirements for 
neighbourhood plans. I have had regard to all the responses made 
following consultation on the SNP, and the evidence documents submitted 
with it. 
 

5.2 The SNP, as modified, would be in general conformity with the strategic 
policies of the Development Plan, have due regard to national policy and 
would support sustainable development. 
 

5.3 I have made recommendations to modify the suite of policies to ensure 
the Plan meets the Basic Conditions and other legal requirements. I 
recommend that the Plan, once modified, proceeds to referendum.  

 
The Referendum and its Area 

 
5.4 I have considered whether the referendum area should be extended 

beyond the designated area to which the Plan relates. The Styal 
Neighbourhood Development Plan as modified has no policies or 
proposals which I consider significant enough to have an impact beyond 
the designated Neighbourhood Plan boundary, requiring the referendum 
to extend to areas beyond the Plan boundary. I recommend that the 
boundary for the purposes of any future referendum on the Plan should 
be the boundary of the designated Neighbourhood Plan Area. 
 

Overview 
 
5.5 In conducting the examination, I appreciated the opportunity to 

familiarise myself with the issues affecting the parish and visiting Styal 

 
18 PPG Reference ID: 41-106-20190509. 
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and its surrounds. The Plan follows a clear structure. The Consultation 
Statement and the Basic Conditions Statement were helpful. The Parish 
Council, the Steering Group and other stakeholders are to be commended 
for their efforts in developing the document which, incorporating the 
modifications I have recommended, will make a positive contribution to 
the Development Plan for Cheshire East and will assist in creating 
sustainable development as envisaged by national policy. 

Andrew Seaman 

Examiner  
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Appendix: Modifications 
 
Note: deletions shown with strike through and additions shown in italics. 
 

Proposed 
modification 
number (PM) 

Page no./ 
other 
reference 

Modification  

PM1 23 Policy S2 Working from Home  

… 

Such proposals would be acceptable 
where: 

1. The proposed business use would not 
have an unacceptable adverse impact on 
the residential amenity of the surrounding 
area, in terms of noise, disturbance, 
odours, loss of privacy or light; and 

2. Adequate parking is provided for visiting 
members of the public, customers and 
clients and the location is within reasonable 
walking distance of Styal railway station or 
local bus stops. 

3. The business use is ancillary to and in 
association with the residential use of the 
main dwelling, and any new buildings or 
extensions are proportionate in scale.  

Where separate new… 

PM2 29 Policy S3 Local Landscape Character and 
Landscaping  
Development pProposals for, and which 
include, landscaping should use native 
species, integrate into the existing local 
landscape and reinforce and preserve 
existing landscape features that are 
distinctive to the local character, these 
are: … 

PM3 31 Policy S4 Biodiversity 

Development pProposals should have 
regard to the Cheshire Wildlife Trust 
report, ‘Protecting and Enhancing Styal’s 
Natural Environment, June 2023.’ 
Development proposals should avoid any 
areas of high distinctiveness habitats, core 
wildlife areas and the wildlife corridor 
network. Any development adjacent or in 
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close proximity to these areas must 
incorporate substantial necessary 
mitigation to minimise the residual effects 
on wildlife while also seeking to enhance 
the overall condition of habitats in order to 
achieve an appropriate level of measurable 
net-gain for biodiversity by applying 
measures set out in NDP Part 9 Natural 
Environment paragraphs 16 and 17. … 

PM4 42 Policy S7 Active Travel  

Development proposals which would 
cause should avoid creating undue 
unacceptable harm from additional and 
unacceptable increases in vehicular traffic 
on rural routes through the Parish will 
not be supported.  

Development proposals will be supported 
in principle where they: ... 
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