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Main Findings - Executive Summary

From my examination of the Weston and Crewe Green Neighbourhood Plan
(the Plan/WCGNP) 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 — Weston and Crewe Green Parish Council;

- The Plan has been prepared for an area properly designated - the
Weston and Crewe Green Neighbourhood Plan Area shown on the map
on page 2 of the Plan;

- The Plan specifies the period to which it is to take effect - 2015 -
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

Weston and Crewe Green Neighbourhood Plan 2015 - 2030

1.1 The designated Neighbourhood Plan Area forms part of the southern
hinterland of Crewe and is located around 5km from the centre, centred
on Weston Village which has a history dating back to Saxon times. It
comprises 7 separate communities, each having its own character and had
a total population of around 2,100 in 900 households at the 2021 Census.
This was a significant increase over the 2001 population of 1,240 and
largely attributed to the development of Wychwood Park and Wychwood
Village. The Parish has a rural character and contributes to the
regeneration of the Crewe area by providing choice of residential
environments and provides recreational opportunities.

1.2 A Weston and Basford Neighbourhood Plan was made (adopted) in
December 2018, with an updated Plan made in February 2024, by
Cheshire East Council, and this presently forms part of the overall
Development Plan for Cheshire East. The Parish boundary has now been
modified with the inclusion of Crewe Green, whilst the area of Wychwood
Park has been transferred from Weston to Chorlton Parish. This
Neighbourhood Plan reflects these changes, and proposes revisions to
ensure the planning policies remain up to date. The new Plan will replace
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1.3

the existing Weston and Basford Neighbourhood Plan and will be used
until 2030.

The former Neighbourhood Plan Steering Group was reconstituted with
added members representing Crewe Green and communication was
established across the whole of the new Plan area. This included the use
of Community Newsletters, a questionnaire and walk-in exhibitions,
leading to a Regulation 14 consultation taking place between July and
September 2025.

The Independent Examiner

1.4

1.5

As the Plan has now reached the examination stage, I have been
appointed as the examiner of the Weston and Crewe Green
Neighbourhood Plan by Cheshire East Council (CEC), with the agreement
of the Weston and Crewe Green Parish Council (WCGPC).

I am a chartered town planner and former government Planning
Inspector, with more than 20 years’ experience inspecting and examining
Development Plans. I am an independent examiner, and do not have an
interest in any of the land that may be affected by the draft Plan.

The Scope of the Examination

1.6

1.7

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

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

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’).
The examiner must consider:

e Whether the Plan meets the Basic Conditions;
e 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;

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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- it specifies the period during which it has effect;

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

- it does not include provisions and policies for ‘excluded
development’;

- it is designed to secure that the development and use of land in
the neighbourhood area contribute to the mitigation of, and
adaptation to, climate change?; and

- it takes account of any local nature recovery strategy, under
section 104 of the Environment Act 2021, that relates to all or
part of the neighbourhood area.?

e whether the referendum boundary should be extended beyond the
designated area, should the Plan proceed to referendum.

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

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

The Basic Conditions

1.9 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;

- Not result in the development plan for the area of the authority
proposing that less housing is provided by means of development
taking place in that area than if the neighbourhood development plan
were not to be made3;

1 This additional requirement was commenced on 25 March 2026 by virtue of The
Levelling-up and Regeneration Act 2023 (Commencement No. 11 and Saving and
Transitional Provisions) Regulations 2026, which brought into force section 98 of the
Levelling-up and Regeneration Act 2023.

2 See footnote above.

3 This Basic Condition applies from 25 March 2026 by virtue of The Levelling-up and
Regeneration Act 2023 (Commencement No. 11 and Saving and Transitional Provisions)
Regulations 2026, which brought into force section 99 of the Levelling-up and
Regeneration Act 2023. This replaces the former Basic Condition which required a
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- be compatible with, and not breach, assimilated obligations*; and
- Meet prescribed conditions and comply with prescribed matters.

1.10 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.°

2. Approach to the Examination

Planning Policy Context

2.1  The Development Plan for this part of Cheshire East Council, not including
documents relating to excluded minerals and waste development, is the
Cheshire East Local Plan Strategy (LPS), July 2017, which sets out the
Council’s strategic planning policies, and the Site Allocations and
Development Policies Document (SADPD), adopted December 2022, which
provides local non-strategic and detailed planning policies. CEC is
currently at the early stages of preparing to proceed with an update to the
Local Plan Strategy and is currently inviting the submission of sites that
are suitable and available for future development, for consideration as
part of the new Local Plan.

2.2 Design Guidance and Codes (DGC) for the Neighbourhood Plan Area has
been produced by AECOM. This replaces a previous DGC produced for the
Weston and Basford Neighbourhood Plan, to take account of the changes
to the area. I have noted, on page 89, that the former DGC has been
considered in the production of the report. I have also noted that it
references relevant CEC documentation, including Supplementary
Planning Documents (page 85).

2.3 The planning policy for England is set out principally in the National
Planning Policy Framework (NPPF), December 2024, and is accompanied
by the Planning Practice Guidance (PPG) which offers guidance on how
this policy should be implemented.

neighbourhood plan to be in general conformity with the strategic policies of the
development plan for the area.

4 See: The Retained EU Law (Revocation and Reform) Act 2023 (Consequential
Amendment) Regulations 2023, which replaced the previous reference to ‘EU’
obligations.

5 This revised Basic Condition came into force on 28 December 2018 through the
Conservation of Habitats and Species and Planning (Various Amendments) (England and
Wales) Regulations 2018.
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Submitted Documents

2.4 I have considered all policy, guidance and other reference documents I
consider relevant to the examination, including those submitted which
comprise:

e the draft Weston and Crewe Green Neighbourhood Plan 2015 -2030,
October 2025;

e Map on page 2 of the Plan which identifies the area to which the
proposed Neighbourhood Development Plan relates;

e the Consultation Statement, November 2025;

e the Basic Conditions Statement, December 2025;
all the representations that have been made in accordance with the
Regulation 16 consultation;

e the Strategic Environmental Assessment (SEA) Screening Opinion
prepared by Cheshire East Council, July 2025;

e the Design Guidance and Codes (December 2024);

e the Housing Needs Assessment (April 2025);

e Protecting & Enhancing Weston and Crewe Green’s Natural
Environment, Cheshire Wildlife Trust (February 2025);

e the responses to the examiner’s preliminary questions, 26 February
2026, received 3 March 2026;

e the response to the Examiner’s further question of 10 March 2026
received from WCGPC on 11 March 2026; and

e the responses to the examiner letter of 16 March 2026 concerning the
revisions to the legal compliance and Basic Conditions requirements
from the WCGPC, CEC and 5 other parties who took the opportunity to
comment.®

Site Visit

2.5 I made an unaccompanied site visit to the Neighbourhood Plan Area on 9
March 2026 to familiarise myself with it, and visit relevant sites and areas
referenced in the Plan and evidential documents.

Written Representations with or without Public Hearing

2.6  This examination has been dealt with by written representations. At the
Regulation 16 stage, none of the representors requested a hearing and I
considered hearing sessions to be unnecessary. The consultation
responses clearly articulate the objections to the Plan and present
arguments for and against the Plan’s suitability to proceed to a
referendum. Where additional clarification has been needed, I have
sought this through the exchange of written correspondence as outlined in
paragraph 2.4 above.

6 View all the documents at: https://www.cheshireeast.gov.uk/planning/neighbourhood-
plans/neighbourhood-plans-n-z/weston-and-crewe-green-neighbourhood-plan.aspx

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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Modifications

2.7

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 modifications
separately in Appendices 1 and 2.

3. Procedural Compliance and Human Rights

Qualifying Body and Neighbourhood Plan Area

3.1

3.2

The Weston and Crewe Green Neighbourhood Plan has been prepared and
submitted for examination by Weston and Crewe Green Parish Council,
which is a qualifying body for an area that was designated by Cheshire
East Council on 8 March 2024.

It is the only Neighbourhood Plan for the Weston and Crewe Green Plan
area and does not relate to land outside the designated Neighbourhood
Plan Area.

Plan Period

3.3

The Plan specifies clearly the period to which it is to take effect, which is
from 2015 to 2030.

Neighbourhood Plan Preparation and Consultation

3.4

3.5

In April 2023, as part of the Cheshire East Community Governance
Review, the former Parish of Weston and Basford became the Parish of
Weston and Crewe Green. This involved the inclusion of the former Parish
of Crewe Green and the exclusion of Wychwood Park. The Parish Council
resolved to prepare a new neighbourhood plan to encompass the whole of
the new Parish area, timed to coincide with the life of the Cheshire East
Local Plan — up to 2030. The Steering Group for the previous
Neighbourhood Plan was reconstituted with added members for Crewe
Green. The area of the new Neighbourhood Plan was designated by
Cheshire East in March 2024.

Details of the new Neighbourhood Plan were posted and updated on the
Parish Council website. There has been on-going communication with the
community across the whole of the new Plan area through a Parish
Council magazine - the Weston & Crewe Green Community News. Three
Community Newsletters covered the full consultation process from
Autumn 2024 to Summer 2025. In addition, consultation was achieved
through a questionnaire distributed to all households within the plan area,
along with two ‘walk in” exhibitions during March and early April of 2025.
These were specifically located to accommodate those residents new to
the Parish as well as where recent occupied development had taken place.
Responses from the seven communities that make up the new Parish
Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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ranged from 10% to 33%, with a fear that village identity could be lost,
and the overloading of the local infrastructure being amongst the issues
raised.

3.6 The Regulation 14 pre-submission consultation took place between 24 July
and 12 September 2025. A total of 159 consultations were sent out with
six replies being received. As a consequence, amendments were made to
the Plan and the Regulation 16 consultation was undertaken between 5
January and 16 February 2026. There were eight responses, of which five
made no comment. WCGPC responded to requests for modification,
where necessary, in its response to the examiner’s questions.

3.7 During the examination, changes were made to the legal compliance
requirements and Basic Conditions, applying from 25 March 2026.7 In
order to provide an opportunity for WCGPC, CEC and any other interested
parties to comment, CEC contacted those who had made representations
at Regulation 16 and for a 2 week period was advertised by CEC on its
website inviting further comments, focused only on the legislative
changes. Seven responses were received, including those from CEC and
WCGPC. I have taken these into account in my assessment.

3.8 With all these points in mind I am satisfied that a thorough, transparent
and inclusive consultation process has been sought for the Plan, having
regard to the advice in the PPG about plan preparation and engagement
and in accordance with the legal requirements.

Development and Use of Land

3.9 The Plan sets out policies in relation to the development and use of land in
accordance with s.38A of the 2004 Act and does not exceed the
appropriate scope of a neighbourhood plan.®

Excluded Development

3.10 The Plan does not include provisions and policies for ‘excluded
development’.

Local Nature Recovery Strategy

3.11 Cheshire East Council has advised that a Local Nature Recovery Strategy
is in place?® in relation to the whole of the Neighbourhood Plan Area. In
my assessment, I consider that none of the Plan’s policies are in direct
conflict with the strategy.

7 See paragraphs 1.7 & 1.9 above and the associated footnotes.

8 See s.38B(A1) and s.38B(2C)(a) of the 2004 Act.

° The Cheshire and Warrington Local Nature Recovery Strategy, LNRS - Local Nature
Recovery Strategy.

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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Climate Change

3.12 Having regard to the responses received to my letter of 16 March 2026, I
am satisfied that overall the Plan policies do not conflict with the aims of
securing development which contributes to the mitigation of, and
adaptation to, climate change.

Human Rights

3.13 Weston and Crewe Green Parish Council is satisfied that the Plan does not
breach Human Rights (within the meaning of the Human Rights Act
1998)1°, and from my independent assessment I see no reason to
disagree.

4. Compliance with the Basic Conditions

Assimilated Obligations

4.1 The Neighbourhood Plan was screened for Strategic Environmental
Assessment (SEA) by Cheshire East Council.'! The report concludes that
the WCGNP is unlikely to have a significant effect on the environment and
therefore it was unnecessary to undertake SEA. The statutory
environmental bodies (Natural England, Historic England and the
Environment Agency) were consulted!? and no issues were raised. Having
read the Strategic Environmental Assessment Screening Opinion, I
support the conclusion.

4.2 The Neighbourhood Plan was further screened for Habitats Regulations
Assessment (HRA) by CEC. There are no designated sites of European
significance within the Plan area but there are 5 within a 15km proximity,
however, due to the nature of the policies, and that the Plan does not
allocate sites for development, the effect of the Plan on these sites is not
considered by CEC to be significant. From my independent assessment of
this matter, I have no reason to disagree.

Main Issues

4.3 Having regard for the Weston and Crewe Green Neighbourhood Plan, the
consultation responses and other evidence, and the site visit, I consider
that there are 2 main issues relating to the Basic Conditions for this
examination. These are:

Issue 1: - General compliance of the Plan, as a whole, having regard to
national policy and advice (including sustainable development) and the

10 Basic Conditions Statement, December 2025, Section 4.

11 Habitat Regulation Assessment, Strategic Environmental Assessment and
Sustainability Appraisal Screening Assessment Report, July 2025.

12 SEA Screening Report, July 2025, Appendix A.

Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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4.4

4.5

adopted strategic local planning policies (with a focus on those relating to
the provision of housing); and

Issue 2: - The appropriateness of individual policies to support
improvements to the Plan area, create a sustainable and inclusive
community and support essential facilities and services.

As part of that assessment, I shall consider whether the policies are
sufficiently clear and unambiguous, having regard to advice in the PPG
that a neighbourhood plan 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.!3

Throughout the report I comment on the relationship of the Plan’s policies
to those of the LPS and SADPD. Whilst I appreciate that the (former Basic
Condition) requirement for a neighbourhood plan’s policies to be in
general conformity with the strategic policies of the development no
longer applies, I have sought to outline the nature of the relevant local
plans policies in order to provide context for the potential application of
the draft Plan’s policies.

Issue 1: General Issues of Compliance of the Plan

4.6

4.7

The modified plan for Weston and Basford was made in February 2024
and there has been no change to the local strategic planning framework
provided by the LPS and SADPD. The NPPF has been re-issued in
December 2024, post-dating the Weston and Basford Neighbourhood Plan,
but continues the main thrust of Government policy regarding the
achievement of sustainable development.

The core approach to residential development in the local strategic
framework is set down in Strategic Priority 2 in the LPS. It concerns the
creation of sustainable communities, delivered, inter alia, by “ensuring
that a substantial majority of new housing is provided in sustainable
locations such as Crewe, Macclesfield and the Key Service Centres”. In
response to this aim, the LPS Policy PG2 provides a settlement hierarchy
which identifies categories of settlements including “other settlements and
rural areas”. Weston and Crewe Green is within this category, where the
Policy states “in the interests of sustainable development and the
maintenance of local services, growth and investment in the other
settlements should be confined to proportionate development at a scale
commensurate with the function and character of the settlement and
confined to locations well related to the existing built-up extent of the
settlement”. 1In addition, the LPS Policy PG1 provides an overall
development strategy which states that “sufficient land will be provided to

4

accommodate the full, objectively assessed needs for the borough...."”.

13 PPG Reference ID: 41-041-20140306.
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4.8

4.9

4.10

4.11

The strategy provided by the LPS includes 3 Strategic Locations, 61
Strategic Sites and areas of Safeguarded Land. Except for the last named
category, all of these locations and sites will be expected to contribute to
the housing requirement. The Plan advises that there are two Strategic
Sites located wholly (Basford East) or partly (South Cheshire Growth
Village and Basford West) within the Neighbourhood Plan area.* However,
this text is carried over for the Weston and Basford Neighbourhood Plan
and needs updating to reflect that 4 strategic sites now lie either wholly or
partly within the designated Neighbourhood Area for Weston and Crewe
Green. Appropriate modifications to address this are provided in PM1.
Notwithstanding this, I am content the Neighbourhood Plan does not
include any policies impacting on these Strategic Sites.

Policy PG10 in the SADPD identifies some settlements as infill villages,
including Wychwood Village, where a village infill boundary is defined, and
where limited infilling will be supported, subject to defined criteria. Areas
outside of the village infill boundaries will be treated as Open Countryside
under the LPS Policy PG6, where development will not be considered to be
limited infilling, and will only be permitted in certain circumstances
defined in the Policy.

In terms of meeting housing need, CEC has made it clear that providing
for rural identified local needs would be through an exception to planning
policy related to the countryside with the location for sites being adjoining
Local Service Centres or other settlements.!> The Weston and Crewe
Green Housing Needs Assessment shows 27 households being on the
housing register for Weston and Crewe Green as of February 2025.16
Meeting the housing need is catered for by Rural Exception Housing
through the LPS Policy SC6.

Cheshire East Council also provides a strong strategic direction for
sustainable development, in line with national policy, through the LPS
Policy SD1 which provides a list of considerations applicable to
development proposals, and Policy SD2 which provides sustainable
development principles through a set of 17 criteria which all development
will be expected to meet. In so far as these relate to the policies
contained in the WCGNP, I am satisfied the Plan will contribute to
sustainable development. In particular, I have noted that Policy CC1
concerning climate change seeks to “encourage and facilitate the
development of low and zero energy flexibility through a range of
technologies, recognising that the impacts of such development on local
amenity, landscape and the natural environment are important
considerations”.”

14 WCGNP, Section 4, pps 10 - 11.

15 Housing Supplementary Planning Document, CEC, July 2022, paragraph 6.77.

16 Weston and Crewe Green Housing Needs Assessment, Cheshire Community Action,
April 2025, table at Section 8, pps 18 - 20.

17 WCGNP, Section 8, Justification, page 15.
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4.12

4.13

I have noted that WCGPC and CEC have worked collaboratively during the
preparation of the Plan. This has included jointly understanding the
relationship between the WCGNP and the Local Development Plan within
the wider context of national policy and guidance. The close working
between the two councils was aimed at minimising any conflict between
the Neighbourhood Plan and the adopted LPS and SADPD.!8

However, the LPS strategy does provide the rationale and justification for
the absence of any housing allocations in the Neighbourhood Plan. As a
consequence, I am satisfied that the Plan will not result in the
Development Plan for CEC proposing less housing than is provided by
means of development taking place than if the Neighbourhood
Development Plan were not to be made. I am also satisfied that the Plan,
subject to the modifications I recommend below, has regard to national
policies and advice contained in guidance issued by the Secretary of State,
and will contribute to achieving sustainable development.

Issue 2: Specific Issues of Compliance of the Plan Policies.

Climate Change and Sustainability

Policy CC1 Climate Change

4.14

4.15

4.16

As with the made Weston and Basford Neighbourhood Plan, a key issue
identified concerns mitigating the impacts of climate change?®, including
working with the local community and CEC. Policy CC1 remains
unchanged in the new Plan, whilst the justification for the Policy is largely
the same as in the previous Plan. The Policy provides an over-arching
requirement for prospective developers to use appropriate technology to
create a low-carbon economy.

I note the Policy aligns with Policy SD1 in the LPS, particularly criteria 3,
11, 12 and 14, and also Policy SD2, criterion (viii). The Policy is also
generally consistent with SADPD Policy ENV7 which sets down broad
principles through which proposals for new developments can adapt to or
demonstrate resilience to climate change and mitigate its impacts.

The Government has made it very clear that plans should take a proactive
approach to mitigating and adapting to climate change and indicates that
policies should support appropriate measures to ensure the future health
and resilience of communities and infrastructure to climate change
impacts.2° For these reasons, the Policy meets the Basic Conditions.

18 In this respect, see PPG Reference ID: 41-009-20190509.
19 WCGNP, Section 7, page 14.
20 NPPF, Paragraph 162.
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Environment

Policy E1 Landscape Quality, Countryside and Open Views

4.17

4.18

4.19

Apart from a minor change to the text, Policy E1 is largely the same as
Policy E2 in the made Weston and Basford Neighbourhood Plan. However,
the locations of local views and vistas (page 17), and the photographs
included in Appendix 11.7, have been extended to include 5 new
locations. These relate largely to the area added from the previous Crewe
Green Parish. The justification advises that the various settlements
contain a number of important open views and local vistas that are
integral to the structure and fabric of the area, and which the local
communities consider to be very important.

The Policy relates to those in the LPS, particularly Policy SE 4 that
requires new development to conserve and, where possible enhance
natural and man-made landscape features that contribute to local
distinctiveness. SADPD Policy ENV 3, is also pertinent in that it requires
development proposals to respect landscape qualities and features,
including the need to take account of the cumulative effects of existing,
planned and committed developments. Furthermore, it has regard to the
NPPF, Paragraph 180, requiring planning policies and decisions to
contribute to and enhance natural and local environments.

There has been an objection to the inclusion of some of the new locations
(9, 11 and 12) at Regulation 16 stage. During my site visit, I looked at
each of these locations, including driving along Old Park Road in both
directions. As a consequence, it appears to me there is some merit in the
observations and arguments made by the objector. The objections have
been accepted by WCGPC and it has agreed that the locations should be
deleted from the Plan, as shown in proposed modification PM2.

Policy E2 Habitat Protection and Biodiversity

4.20

4.21

Policy E2 is based on a report prepared by the Cheshire Wildlife Trust
(CWT) for the Plan area.?! The report aims to “identify the core, high and
medium ecological value sites for nature conservation” (page 8). High
value sites would be recommended for protection, whilst medium value
sites would be considered as biodiversity opportunity areas subject to
further evaluation. The report also aims to identify key local and regional
ecological networks within the Plan area. The report goes into a great
amount of detail and provides maps showing habitat distinctiveness (Map
9) and an Indicative Wildlife Corridor Network (Map 10). It also identifies
local designated and potential sites of nature conservation (Map 6).

The Policy is generally in accord with policies concerning the ecological
network in the LPS, Policy SE3, which seeks to protect areas of high

21 Protecting & Enhancing Weston and Crewe Green’s Natural Environment, Cheshire
Wildlife Trust, February 2025.
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4.22

4.23

4.24

biodiversity and geodiversity value, and SADPD, Policy ENV1, which
identifies the core areas, corridors and stepping stones where
development proposals must meet specified criteria. SADPD, Policy ENV1,
also indicates that areas of ecological value may be designated within
neighbourhood plans, where relevant policies will be applied.

Whilst the text for Policy E2 is essentially the same as that in the made
Weston and Basford Neighbourhood Plan, the Regulation 16 responses
include concerns raised that the “policy potentially seeks to set out stricter
tests than provision for under the NPPF, which highlights the opportunity
for adequate mitigation or compensatory measures where significant harm
is unavoidable” (Summary of Regulation 16 Consultation Responses, page
16), and that the identification of wildlife corridors and distinctive habitats
is “rather rudimentary given the lack of site survey” (page 30). As a
consequence, “WCGPC has revisited the relevant bullet points and are
happy to amend the policies”.?? It has submitted suggested revised texts
for criteria (@) and (c). The Parish Council has reiterated that it considers
“this is an important policy in that it is intrinsic to the unique character of
our Neighbourhood Plan area”.

The suggested amendments are a useful starting point for a revised
Policy, but I consider further changes are necessary to address the
concerns. The Policy is not sufficiently precise for it to be applied
consistently and with confidence. I will deal with each policy statement in
turn. The first statement (a) purports to deal with “Areas of High and
Medium Habitat Distinctiveness” but, in fact, relates solely to proposals
affecting wildlife habitats in the Plan area - in other words, those specific
sites designated as local wildlife sites, identified on Map 6 with a blue
colour. Itis also important to note that, in determining applications, a
staged approach should be applied, and planning permission should be
refused “if significant harm to biodiversity resulting from a development
cannot be avoided (through locating on an alternative site with less
harmful impacts), adequately mitigated, or, as a last resort, compensated
for”.?3

Regarding statement (b), it is important to distinguish between areas of
high and medium habitat distinctiveness. This is because the CWT report
makes a distinction which affects how policy should be applied: in the
case of areas of high distinctiveness, it concludes that “any future
development of sites which lie adjacent to a high distinctiveness habitat or
a wildlife corridor will need to demonstrate substantial mitigation and
avoidance measures” (page 38); for areas of medium distinctiveness, on
the other hand, the report advises that “the highlighted ‘medium
distinctiveness’ areas be thoroughly evaluated in the development
process”, and that “they should be re-classified as ‘high distinctiveness’
habitat where appropriate”. The distinction is important, and should be
reflected in the policy wording.

22 Response to the examiner’s preliminary questions of 26 February 2026.
23 NPPF, Paragraph 193(a).
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4.25

4.26

Statement (c) relates to wildlife corridors and seeks to avoid the creation
of barriers to the movement of wildlife through development. As with
areas of medium habitat distinctiveness, the report makes it clear that
“the indicative boundary of the Wildlife Corridor Network shown in Map 10
is likely to require refinement should detailed survey work be undertaken”
(page 31). In other words, the boundaries of the wildlife corridor network
shown on Map 10 cannot be treated as definitive in policy terms - they
are likely to require refinement. The text for statement (c) must reflect
this consideration.

In order to demonstrate that the Policy has had regard to the advice in
the NPPF, and meets the Basic Conditions, necessary amendments to the
text are provided through proposed modification PM3.

Policy E3 Local Green Spaces

4.27

4.28

4.29

The Policy deals with Local Green Spaces (LGS) and their protection. The
text is very much the same as Policy E4 in the Weston and Basford
Neighbourhood Plan and generally complements planning policies in the
LPS, such as Policy SE 6 that aims to “deliver a good quality, and
accessible network of green spaces for people to enjoy”, and also in
SADPD, Policy REC 1, which seeks to prevent the loss of open space. The
Policy seeks to protect areas of LGS from new development, consistent
with national policy for Green Belts in line with the advice in the NPPF,
Paragraph 108.

The Policy confirms those areas of LGS previously designated in the
Weston and Basford Neighbourhood Plan, except for LGS 11, the
children’s play area on Wychwood Park which is now located outside the
Plan area. The Plan proposes two new areas of LGS: land at St Michael
and All Angel’s Church at Crewe Green; and the Mere Moor Fishing Lakes.
In the first instance, I established the boundary of the proposed LGS?*
and saw the site during my visit. It is a tranquil space which is an integral
part of the village setting, and there was evidence of regular local use of
the area, justifying its protection by LGS designation. The second
instance, Mere Moor Fishing Lakes, is a commercial operation off
Barthomley Road. There appears to be no public access to the lakes, so
that I was not able to carry out a visual appraisal of the area. However,
the evidence and justification provided at Appendix 11.1 indicates that the
site is similar in character to the Gorsty Hall Fishing Lakes which are
already protected as having LGS status. There have been no submissions
at Regulation 16 stage, regarding either of these proposed designations.

It is my conclusion that all the LGS designations proposed in the Plan
meet the criteria set out in Paragraph 107 of the NPPF and are capable of
enduring beyond the end of the Plan period (NPPF, Paragraph 106). The
Policy meets the Basic Conditions.

24 Response to the letter requesting additional clarification, 10 March 2026.
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Housing

Policy H1 Local Housing Need and Scale of Development

4.30

4.31

Policy H1 is a new policy supporting new development which meets local
housing need and identifies specific housing types as the primary focus.
This follows the conclusions reached through the Weston and Crewe Green
Housing Needs Assessment, April, 2025, prepared by Cheshire Community
Action (page 25, section 11). The Policy relates to the LPS, Policy SC4,
which provides for a mix of housing types, including the need to provide
for accommodation designed specifically for the elderly and people who
require specialist accommodation. It is also in line with SADPD, Policy
HOU1, which seeks to address the needs of particular groups meeting the
requirements of an ageing population and those also wishing to downsize.
The Policy also has regard to the advice in the NPPF, particularly
Paragraph 63 which indicates that the size and type of housing needed for
different groups in the community should be reflected in planning policies,
including older people and people with disabilities.

The Policy will not result in the Development Plan for CEC proposing less
housing than is provided by means of development taking place than if
the Neighbourhood Development Plan were not to be made. The Policy
meets the Basic Conditions.

Policy H2 Settlement Boundary

4.32

4.33

Weston Village is the only settlement within the Plan area which has a
Settlement Boundary defined in the Neighbourhood Plan - as provided for
by SADPD Policy PG9(2). Policy PG9 indicates that, within settlement
boundaries, “development proposals (including change of use) will be
supported where they are in keeping with the scale, role and function of
that settlement and do not conflict with any other relevant policy in the
local plan”. Policy H2 includes the Settlement Boundary (Plan 6) and
states that “Policy PG9 of the SADPD applies within this area”. The Policy
is justified as directing “future housing, economic and community related
development in the plan area to the existing settlement, within the
established settlement boundary, to enhance its role as [an] attractive
sustainable community whilst protecting the surrounding countryside”.
The Policy is, therefore, aligned with the Local Development Plan and
follows advice in the NPPF, Paragraph 74 (d), that authorities should
“support the development of windfall sites through their policies and
decisions — giving great weight to the benefits of using suitable sites
within existing settlements for homes”.

The Policy will not result in the Development Plan for CEC proposing less
housing than is provided by means of development taking place than if

the Neighbourhood Development Plan were not to be made. The Policy
meets the Basic Conditions.
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Policy H3 Wychwood Village

4.34 In contrast to Weston, Wychwood Village is defined as an “infill village” in

SADPD Policy PG10, which provides for limited infilling within the village
infill boundaries, subject to defined criteria (limited infilling is defined as
the development of a relatively small gap between existing buildings).
Policy H3 indicates that, because of its unique setting, Wychwood Village
should be contained in its original design concept surrounded by a Country
Park, and that any proposals “should take account of the character and
appearance of the settlement and its landscaped setting”. This is an
important consideration since, from my visit, the village has a distinct
character and a very tightly defined form with few realistic opportunities
for infilling developments. The Policy makes this very clear, adding to the
requirements for infilling set down in SADPD Policy PG10. It also has
regard to the advice in the NPPF, Paragraph 74(d). The Policy meets the
Basic Conditions.

Policy H4 Car Parking on Existing and New Developments

4.35

4.36

The Weston and Basford Neighbourhood Plan included Policy H3 which
addressed car parking on existing and new developments. Policy H4 in
this Plan repeats the text without change, apart from updating the
references to the Design Guidance and Codes. The Policy is consistent
with LPS Policy SE 1 regarding design matters, and with SADPD Policy
GEN 1, specifically in relation to criterion 10 regarding car parking in
residential developments. It is also generally in line with government
policy in the NPPF, Paragraph 109 regarding transport issues being a
consideration in progressing development proposals.

The Policy will ensure that arrangements for car parking and garaging are
given careful consideration in the planning process and meets the Basic
Conditions.

Transport

Policy T1 Traffic Management

4.37

4.38

The need to include Policy T1 is based on the potential additional traffic
generated by the strategic developments within and to the north west of
the Parish. It proposes support for traffic calming measures and safety
measures to reduce traffic and improve highway safety. These include
measures identified in the Parish Council Action 1 (Traffic and Highways),
page 37.

The text is carried forward from the Weston and Basford Neighbourhood
Plan, Policy T1, without amendments. It has had regard to the NPPF,
Paragraph 109, particularly in terms of addressing the potential impacts of
development on the transport network, and is aligned with local planning
policies, particularly SADPD Policy INF 3 which requires, inter alia,
development proposals to comply with relevant design guidance, make
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sure that traffic can be assimilated into the existing highway network, and
not generate heavy goods vehicle movements on unsuitable roads. The
Policy meets the Basic Conditions.

Policy T2 New Accesses

4.39

Policy T2 carries forward, unchanged, the text of a similar policy in the
Weston and Basford Neighbourhood Plan. It seeks to ensure that, where
new accesses are created there will be no adverse impact on the character
and appearance of the area. Planning decisions based on the Policy would
not be assessed on highway safety grounds but on visual amenity
grounds. This is an important distinction since the NPPF, Paragraph 115,
advises that “development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway
safety", although the Government also encourages planning policies to
ensure developments are “sympathetic to local character and history,
including the surrounding built environment and landscape setting” (NPPF,
Paragraph 135). The Policy relates to local planning policies, particularly
the LPS, Policy SE 1 and SADPD, Policy GEN 1. The Policy meets the Basic
Conditions.

Policy T3 Footpaths

4.40 The text contained in this Policy replaces that of the Policy T3 in the

Weston and Basford Neighbourhood Plan. In addition to a general
statement of policy, the new wording makes particular reference to the
nationally important Two Saints Way, linking Chester and Lichfield
Cathedrals. This follows government advice in the NPPF, Paragraph 105,
that “planning policies and decisions should protect and enhance public
rights of way and access, including taking opportunities to provide better
facilities for users”.?> It also aligns with local planning policies, in
particular SADPD, Policy INF 1, which is concerned with the protection and
development of the public rights of way infrastructure through
development proposals. The Policy meets the Basic Conditions.

Local Economy

Policy LE1 Supporting Homeworking

4.41 The text for Policy LE1 has been carried forward from the Weston and

Basford Neighbourhood Plan without amendment. It follows national
policy in the NPPF, Paragraph 86 d), that planning policies should be
flexible enough to “..accommodate needs not anticipated in the plan,
allow for new and flexible working practices (such as live-work
accommodation)”. However, there are no local strategic planning policies
that relate to homeworking, although LPS Policy EG 2, does offer support
for the rural economy, whilst SADPD, Policy RUR 10, supports rural

25 NPPF, Paragraph 104.
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employment, particularly where proposals make best use of existing
infrastructure and buildings. The Policy meets the Basic Conditions.

Policy LE2 Supporting Small Scale Business Development

4.42 The Policy carries forward the text of Policy LE2 in the Weston and Basford

Neighbourhood Plan. Its purpose is to ensure the provision of new
employment opportunities within the Plan area and allow businesses to
take an active role in improving and expanding local skill levels and
reducing local unemployment. In this respect the Policy builds on the
support for local rural employment provided by the LPS, Policy EG 2, and
SADPD, Policy RUR 10, by providing locally oriented criteria. It reflects
Government advice in the NPPF, Paragraph 86 and thus meets the Basic
Conditions.

Community Facilities

Policy C1 Community Facilities

4.43

4.44

4.45

The Policy seeks to protect existing community facilities, and support new
provision. Parish Council Action 2 (Community Facilities), page 38,
provides support for the Policy through seeking to retain and where
possible enhance the local facilities. The text is the same as Policy C1 in
the Weston and Basford Neighbourhood Plan.

The LPS, Policy EG 2, provides support for the retention of community
services, whilst SADPD, Policy REC 5, relates to development affecting the
future of community facilities. Policy C1 aligns with both of these and also
follows guidance in the NPPF, Paragraph 88, regarding the need to retain
and develop accessible local services and community facilities.

A list of the local community facilities is included as Appendix 11.3. 1
have noted that the Gorsty Hill Fishing Lakes are included, whilst those at
Mere Moor are not. Whilst it is not entirely clear why the latter site is not
afforded the same status, this is not a matter I am compelled to address
in order to satisfy the Basic Conditions.

Heritage

Policy HE1 Conservation Areas

4.46

Policy HE1 carries forward the text of Weston and Basford Neighbourhood
Plan Policy HE1. That Policy was extensively revised following the
examination of the Plan to ensure the Basic Conditions were met. The
local relevant strategic policy is provided by SADPD, Policy HER 3, which -
in line with the provisions of the Planning (Listed Buildings and
Conservation Areas) Act 1990, Part II (72)(1) - indicates that
development within or affecting the setting of a Conservation Area must
pay special attention to the desirability of preserving or enhancing the
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4.47

character or appearance of the area. Policy HE1 is in line with that Policy,
and has regard to national advice in the NPPF regarding conserving and
enhancing the historic environment.

As with other policies, it has been suggested that the reference to the
AECOM Design Guidance and Codes should use the correct title and the
proposed modification PM4 includes appropriate text.

Policy HE2 Re-use of Non-Designated Heritage Assets

4.48

4.49

Policy HE2 has been amended from the policy contained in the Weston
and Basford Neighbourhood Plan by the deletion of the second and final
paragraphs, with the final paragraph now set in the justification. This
makes sense as information for prospective applicants for planning
permission, rather than as a statement of policy. The Policy does relate to
policies in the SADPD, Policy HER 1, HER 2 and LPS, Policy SE 7, and it
does have regard to the advice in the NPPF regarding conserving and
enhancing the historic environment.

As with other policies, it has been suggested that the reference to the
AECOM Design Guidance and Codes, should use the correct title and the
proposed modification PM5 includes appropriate text.

Policy HE3 Heritage Assets

4.50

The text for Policy HE3 remains unchanged from the Weston and Basford
Neighbourhood Plan. The justification indicates that sighage would
enhance the visitor experience and generate support for the local
economy. The LPS, Policy EG 4, and SADPD, Policy GEN 3 are relevant,
whilst the Policy also has regard to the NPPF, Paragraph 141, which states
that “advertisements should be subject to control only in the interests of
amenity and public safety”. The Policy meets the Basic Conditions.

Design

Policy D1 Design

4.51

4.52

The text for Policy D1 has been carried forward from the Weston and
Basford Neighbourhood Plan. CEC has suggested in its Regulation 16
comments that the Policy could be clarified by removing the list of bullet
points. This would ensure that prospective developers take account of the
whole of the Design Guidance and Codes rather than simply consider the
bullet points. This is a reasonable comment which has been accepted by
the WCGPC in its response to the examiner’s preliminary questions. The
proposed modification PM6 includes an appropriate revised text.

The Policy is generally in line with local planning policies, particularly LPS,
Policy SE 1, requiring development proposals to make a positive
contribution to their surroundings, and SADPD Policy GEN 1, which sets
down design principles to guide development proposals. It also follows
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4.53

the advice in the NPPF, Paragraph 132, that “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”.

As with other policies, it has been suggested that the reference to the
AECOM Design Guidance and Codes should use the correct title and the
proposed modification includes appropriate text.

5. Conclusions

Summary

5.1

5.2

The Weston and Crewe Green Neighbourhood Plan has been duly prepared
in compliance with the procedural requirements. My examination has
investigated whether the Plan meets the Basic Conditions and other legal
requirements for neighbourhood plans. I have had regard for all the
responses made following consultation on the Neighbourhood Plan, and
the evidence documents submitted with it.

I have made recommendations to modify a number of policies and text 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

5.3

I have considered whether or not the referendum area should be extended
beyond the designated area to which the Plan relates. The Weston and
Crewe Green Neighbourhood Plan as modified has no policy 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

5.4

5.5

The more recent iteration of the Weston and Basford Neighbourhood Plan
was made in 2024, so the Parish Council is to be commended for its
prompt action in preparing a neighbourhood plan for the revised
administrative boundary reflected in the designated area for Weston and
Crewe Green.

It is noteworthy that I have needed to recommend very few proposed
modifications to the policies, albeit many of the Plan’s policies reflect
those in the (soon to be replaced) Weston and Basford Neighbourhood
Plan (with either no or only minor changes). Nonetheless, this does not
detract from the very focused work and efforts of the Parish Council, in
collaboration with Cheshire East Council, which have resulted in a new
Intelligent Plans and Examinations (IPE) Ltd, Office 10, 5 Argyle Street, Bath BA2 4BA
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Plan which I envisage will play an important role as part of the
Development Plan for this part of Cheshire.

Patrick T Whitehead DipTP(Nott) MRTEI

Examiner
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Appendix 1: Modifications

Proposed
modification
number (PM)

Page no./
other
reference

Modification

PM1

Page 9-11

Crewe Green. Add an additional sentence
to the final paragraph on page 9:

Crewe Green contains a Strategic
Allocation for new housing.”

South Cheshire Growth Village. Amend the
first sentence as follows:

“Fhe-greater-part-of This will be
contained wholly within the Plan

Area.”

Basford East and West. Replace the first
paragraph as follows:

The whole of the 800+ houses being
developed within the Basford East

allocation will be within the plan area.
Basford East also contains a sizeable

employment allocation of which a
very small part is outside the plan
area.”

Replace “Plan 1 Strategic Allocations and
Strategic Green Gaps” (on page 11) with
the version provided at Appendix 2 to this
report.

PM2

Page 17

Policy E1

The map showing locations of views and
vistas should be amended by deleting the
locations 9, 11 and 12.

Appendix 11.7 should be amended by
deleting photographs 9, 11 and 12.

PM3

Page 18

Policy E2
Amend the Policy as follows:

“a) Locally designated wildlife sites
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Planning applications will only be
supported ifthey-demonstrate-that
where they will not adversely-affect

result in significant harm to
designated wildlife habitats in-the

plan-area, or such harm cannot be

mitigated or compensated for (see
note 1);

b) Areas of High or Medium Habitat
Distinctiveness

Development will not be considered
acceptable in areas identified as being
of High and-Medium Habitat
Distinctiveness. Development
proposals adjacent to sites of High
Distinctiveness should demonstrate
that an appropriate 'buffer zone’ is
applied to protect these ecological
assets (See note 2).

Areas identified as supporting
medium distinctiveness habitat are
considered to be biodiversity
opportunity areas. A comprehensive
ecological evaluation will be required
if they are put forward for

development and this will identify
replacement within the Parish to

achieve a net gain in biodiversity.

Development proposals should seek to
retain and enhance existing habitats
on site, wherever possible and create
new habitats through landscaping and
the provision of green space.
Applicants should demonstrate how
biodiversity net gain will be delivered
and, where it is demonstrated that
adequate on-site provision cannot be
provided, to maximise the benefits of
off-site habitat provision. As a last
resort, off-site provision located
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outside of the neighbourhood area
should be considered.

c) Wildlife Corridors

Development proposals which create
barriers to the movement of wildlife
along wildlife corridors within the
plan area will be resisted (See note
3). Development proposals should
enhance and / or preserve the
connection between corridors and
wildlife sites.”

PM4

Page 32

Policy HE1

The reference to the Design Guidance
should be amended as follows:

“Within the Conservation Areas
proposals for new development
should give due consideration to the
locally derived design principles and
Design Codes for Heritage Assets
contained in the AEEOM Weston and
Crewe Green Design Guidance and
Codes where these are relevant’.

PM5

Page 34

Policy HE2

The reference to the Design Guidance
should be amended as follows:

“Due consideration should be given to
the Design Codes contained in the
AEEOM Weston and Crewe Green
Design Guidance and Codes (Report
12.7) relevant to Heritage Assets".

PM6

Page 35

Policy D1

Amend the Policy by deleting the words
“Fhese-include:” together with the
following 5 bullet points.

The reference to the Design Guidance
should be amended as follows:
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“Development proposals should give
consideration to the Weston and
Crewe Green Pesign-€Codes-contained
in-the-AEF€OM Design Guidance and
Codes relevant to the proposal”.
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Appendix 2: Revised Plan 1 Strategic Allocations and Strategic Green Gaps
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