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BRIEFING NOTE ON SADPD POSITION AND POSSIBLE ACTIONS WITH CEC 

BACKGROUND – CEC LOCAL PLAN
The Cheshire East Council Local Plan Strategy 2010 – 2030 (CELPS, Part 1 of the Local Plan) was 
adopted by CEC on 17th July 2017.  Policy PG1 required that sufficient land would be provided for a 
minimum of 36,000 homes between 2010 and 2030. The break-down of this between settlement types 
included a required contribution of 3,500 dwellings for the Local Service Centres (which includes 
Bollington).  The allocation of this figure between the LSCs was left to be determined in the Site Allocations 
and Development Procedures Document (SADPD). 

The Vision in the Local Plan for Local Service Centres was that “some modest growth in housing and 
employment will have taken to meet locally arising needs and priorities, to reduce the level of out-
commuting and to secure their continuing vitality.  This may require small scale alterations to the Green 
Belt in some circumstances.”

SAFEGUARDED LAND REQUIREMENTS IN THE CEC LOCAL PLAN
Policy PG4 of the adopted CELPS identified 8 areas of Safeguarded Land in the larger towns in the North 
of the Borough amounting to 186.4 hectares and again warned that further allocations of safeguarded land 
may be required in the SADPD. The justification for safeguarded land is that provision should be made for 
sufficient safeguarded land to provide for 8 -10 years development post 2030 and a figure of 200 hectares 
is given in the ‘Justification’ for Policy PG4 to allow for this, taking account of other land sources which will 
naturally become available. This was based on an assumed average of 35 dwellings / hectare and hence 
corresponds to a future requirement of about 7,000 dwellings after 2030 without any changes then to the 
Green Belt. It is concluded that this will be sufficient to ensure that the Green Belt boundary will not need to 
be reviewed in 2030. The 8 areas of safeguarded land identified in the CELPS leave 13.6 hectares to be 
found from elsewhere to make up the 200 hectares overall target if necessary. It is these 13.6 hectares that 
the SADPD seeks to divide up between Alderley Edge, Bollington, Chelford, Disley and Prestbury. On the 
same basis of 35 dwellings / hectare this would correspond to a requirement for 476 dwellings after 2030.

NPPF REQUIREMENTS- 2019 REVISION
The SADPD is required to have regard to national policies and advice contained in guidance issued by the 
Secretary of State, which includes the National Planning Policy Framework. Section 13 of the 2019 version 
of the NPPF is concerned with Protecting Green Belt land and paragraph 136 states that “Once 
established, Green Belt boundaries should only be altered where exceptional circumstances are fully 
evidenced and justified through the preparation or updating of plans. Strategic policies should establish the 
need for any changes to Green Belt boundaries, having regard to their intended permanence in the long 
term, so that they can endure beyond the plan period.  Where a need for changes to Green Belt boundaries 
has been established through strategic policies, detailed amendments to those boundaries may be made 
through non-strategic policies, including neighbourhood plans.”

Paragraph 137 states “Before concluding that exceptional circumstances exist to justify changes to Green 
Belt boundaries, the strategic-policy making authority should be able to demonstrate that it has considered 
all other reasonable options for meeting its identified need for development.”

Paragraph 139 includes “When defining Green Belt boundaries, plans should: 
(c)  where necessary, identify areas of safeguarded land between the urban area and the Green Belt, in 
order to meet longer-term requirements stretching well beyond the plan period.
(d)  make clear that the safeguarded land is not allocated for development at the present time.  Planning 
permission for the permanent development of safeguarded land should only be granted following an update 
to a plan which proposes the development.
(e)  be able to demonstrate that Green Belt boundaries will not need to be altered at the end of the plan 
period. 

VERSIONS OF SADPD ISSUED
First Draft version – issued for consultation 11th September to 26th October 2018.
Allocated 400 new dwellings to Bollington from 2010 to 2030, proposed to remove four sites from Green 
Belt to contribute for immediate development.  Strong opposition from Bollington.
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Published version – issued for consultation 19th August to 30th September 2019.
Allocated 390 new dwellings to Bollington from 2010 to 2030, proposed to remove three sites from the 
Green Belt to contribute 55 dwellings and available for immediate development. Strong opposition from 
Bollington.
Revised Published Version - issued for consultation 25th October to 23rd December 2020.
CEC withdrew all requirements to remove sites in the LSCs from the Green Belt for immediate 
development, accepting that it could not support a case for exceptional circumstances to remove Green 
Belt status in the light of current and projected progress with housing numbers in the Borough as a whole.  
It also removed specific housing number targets in the LSCs.  However, Policy PG12 of the Revised 
Published Version proposes to remove Green Belt status from 8 sites in the LSCs, including 1 in Alderley 
Edge, 2 in Bollington, 2 in Chelford, 1 in Disley and 2 in Prestbury for “safeguarding”, to be considered for 
development after the end of the current Local Plan. The 2 sites in Bollington now proposed as 
safeguarded land are BOL1 at Henshall Road (1.48 ha) and BOL2 at Greenfield Road (0.26 ha) – in the 
consultation on this version of the SADPD, the release of these sites from the Green Belt was very strongly 
opposed in responses from Bollington Town Council and from the community in Bollington.

LEGAL ADVICE OBTAINED BY BOLLINGTON TOWN COUNCIL
The First Draft Version and the Published Version of the SADPD were submitted by Bollington Town 
Council to professional planning barristers Martin Carter (24/5/19) and Ian Ponter (21/8/19) for legal advice.  
Both Advices concluded that

(i) The Council (CEC) failed to demonstrate the existence of exceptional circumstances justifying the 
release of Green Belt land at Bollington in order to accommodate 400 dwellings over the Plan period.

(ii) The justification for identifying 400 dwellings as the level of housing provision in Bollington over the 
Plan period was opaque. 

The Revised Published Version of the SADPD was submitted by a group of 4 of the LSC Councils 
(Bollington, Chelford, Disley and Prestbury) to planning barrister Ian Ponter (11/11/20) for legal advice on 
the validity of the safeguarding proposals.  He concluded that Policies PG3 and PG4 of the CEC Local Plan 
Strategy require CEC to determine whether or not it is necessary to release further land from the Green 
Belt to be designated as safeguarded, and that CEC does not appear to have carried out any such 
assessment within this version of the SADPD. 

HOUSING NUMBERS
The latest figures published by CEC for housing projections in the Borough during the Local Plan period are 
for March 2020. They are summarised in the following table taken from one of the supporting evidence 
reports for the Revised Published Version of the SADPD (ED 05).  A request was made in April 2021 to 
CEC for an update to these figures and they stated that no further figures are currently available. 

Housing Land Supply Net Dwellings
Completions 01/04/10 – 31/3/20 15,683
Supply (planning permission+allocated) 24,437
Small sites windfall allowance 
(remaining)

875

Contribution through SADPD 275
Total 41,270

The overall requirement for housing in the CELPS is for a minimum of 36,000 dwellings, over the full Plan 
period from 2010 to 2030. To allow for a robust level of plan flexibility, CEC built in a contingency which 
amounted to a level of 39,560 dwellings.  It can be seen from the Table above that the current position is 
already a projected excess of 5,270 dwellings above the 36,000. 

If there was a need to provide sites to make up 13.6 hectares, this would correspond to a requirement for 
476 dwellings.  However, there is already a projected surplus of 5,270 dwellings for the end of the Plan 
period at a stage half way through the Plan so that a requirement for a further 476 dwellings is 
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unnecessary.  There is therefore a very strong argument that there are no exceptional circumstances for 
removing any land from Green Belt in the LSCs now and designating it as safeguarded land.

CURRENT POSITION
The CEC web-site for the SADPD states that they are currently considering all the duly made 
representations in the consultation and expect to seek a Council decision to submit the plan for 
examination in the second quarter of 2021.  It is understood that there is to be a special CEC council 
meeting on 19th April at which a proposal to proceed in this way will be considered but the agenda for this 
meeting is not yet available.

There has been no feedback or response to comments made in the latest consultation which can all be 
seen on the SADPD web-site.  Comments were submitted by a total of 537 persons, of whom 324 persons 
made comments concerning the proposals for Bollington.  These persons made a total of 515 submissions 
objecting to the proposals for removing Green Belt status from 2 sites in Bollington for safeguarding on the 
grounds that CEC had not demonstrated the exceptional circumstances required by the NPPF and the 
proposals did not comply with legal requirements.  A number of these persons stated in their responses to 
the consultation that they did wish to speak at the Inspector’s Examination in due course.

POSSIBLE ACTIONS
There is a strong feeling amongst the community in Bollington that the SADPD proposal to remove Green 
Belt status from 2 sites in the Town is not acceptable because it is in legal error and is unnecessary for 
CEC to meet its Local Plan requirements.  The following points are relevant:
(a)CEC has had to accept following the consultation on the First Published Version of the SADPD that it 

cannot demonstrate exceptional circumstances to remove Green Belt status from any land in the LSCs 
for immediate development, but obstinately tries to maintain that it can do so for safeguarding land.

(b)The current projections for housing numbers give a surplus of 5,270 dwellings above the minimum 
requirement of the Local Plan for 36,000.  The Local Plan Strategy document has already stipulated a 
total of 186.4 ha of safeguarded land amongst larger towns out of an estimated requirement for 200 ha.  
No case has been made to justify that the residual amount of 13.6 ha (corresponding to ~476 dwellings) 
is still required in the light of the current projected housing numbers or the current economic 
development in the Borough. 

(c)These objections are supported by advice from leading planning barristers.
(d)The whole procedure of allocating any requirement for safeguarded land between the LSCs (if any such 

requirement was required) is completely flawed.  It is based entirely on arbitrary judgements of dividing 
up a fixed, unjustified requirement of 13.6 ha.  

(e)The sites chosen for safeguarding are unsuitable.

Bollington Town Council may wish to consider the following possible actions:
1. Seek to influence the forthcoming CEC Council meeting on 19th April by ensuring firstly that all CEC 

Council members are made aware of the legal advice received by Bollington TC that the SADPD 
proposals with respect to removing Green Belt status from land in the LSCs (and specifically from 
Bollington) are in legal error as they have not demonstrated the exceptional circumstances required by 
the NPPF, and secondly that the present projected housing surplus taken with existing safeguarding 
requirements already made in the CELPS make the need for further safeguarded land unnecessary.

2. Request the Borough Council members representing Bollington to seek to amend any proposal to adopt 
the SADPD and forward it for Examination by seeking to remove the requirements for safeguarding land 
in Policy PG12 before adopting the document.

3. Consider engaging professional legal representation at the Inspector’s hearings to object to the 
proposals for safeguarding land in Bollington, in the first instance obtaining an estimate for such costs.

4. Do nothing and leave things to be decided by the Inspector on the basis of submissions to the 
consultation without any further attempts to represent the views expressed by people in Bollington. 

FMB  7/4/21 


