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Why the Cheshire East Housing Target is the highest in the North-West?
Using the Government’s standard method, Cheshire East is now expected to deliver 2461 new homes per annum.   This represents an increase of 1484 on a 2024 target of 977 p.a.
Because the revised formula abandons caps and  scales targets based on a flat percentage of existing physical housing stock combined with market affordability, large, high-value authorities are taking on the heaviest raw volume increases.
In the northwest, the highest annual new build targets are
Cheshire East			2461p.a.  representing 	 0.006 houses per capita
Cheshire West and Chester	1914p.a			0.005	
Stockport			1815p.a.			0.006
Wirral				1602p.a			0.005
Warrington			1064p.a.	 		0.007
The houses per capita column shows that authorities in this part of the North West face broadly similar targets in contrast to 
There are three reasons that Cheshire East is in this predicament
1) The Baseline

The standard formula penalises Cheshire East for exceeding previous house building targets.
The base component of the target is 0.8% of existing housing stock.  Cheshire East’s build rate has been as follows
·   Year       Target (dpa)   Completions    Performance vs. Plan
·   2021/22    1,800          ~2,200+        Exceeded (+400)
·   2022/23    1,800          ~2,100+        Exceeded (+300)
·   2023/24    1,800          ~1,950+        Exceeded (+150)
·   2024/25    2,461*         ~1,900         Shortfall (-561)
·   2025/26    2,461*         ~1,850         Shortfall (-611)
Cheshire East has achieved 63% of its local target whereas the equivalent figure for Stockport stands at 43%. Because it has done so well it has an inflated base housing stock (now 187,300 homes) upon which the 0.8% is calculated.   This locks 1496 homes p.a. into the target before affordability is considered.
2) House Price Affordability 
Cheshire East is a victim of its own desirability. It contains some of the most expensive housing markets in the Northwest (e.g., Wilmslow, Alderley Edge, and Knutsford).  These are the very areas which attract high earners from the Manchester conurbation, who can afford the high prices they command – yet don’t feature in the workplace earnings calculations. To express it simply house prices are elevated above those that people who work in the town can afford. This is evidenced by a comparison between the affordability factor calculated on workplace earning with that arising from that based on residence based earnings .  For Cheshire East the workplace based earning figure is 7.6, that for residence based earnings it is 7.3. 
· The Affordability Index: The median Cheshire East house price of £302,000 paired with median workplace earnings creates a deep affordability gap.
· The Formula Impact: Because the updated National Planning Policy Framework (NPPF) penalises areas where housing costs outpace wages significantly, Cheshire East is hit with a 64.5% mandatory upward multiplier on top of its baseline target. 
Even though Stockport and Warrington face notable housing pressures, Cheshire East's high concentration of affluent micro-markets (e.g., Wilmslow, Prestbury, Knutsford) skews its median house-price-to-wages ratio upward. This causes a larger compounding affordability penalty. 
3) The removal of the cap
Previous targets included a cap to upward multipliers to contain this compounding effect.
Under older iterations of the standard method, central government capped any local authority’s housing target increases at a maximum of 40% above their existing Local Plan baseline to protect infrastructure from exploding too quickly.  The updated NPPF completely removes the cap. Cheshire East lost the legal safety net that previously shielded it from its true unconstrained affordability crisis, causing the target to instantly shoot up by 152% (from 977 to 2,461 dwellings). 
House price diversity within Cheshire East
House prices vary considerably within the borough as the table below shows.
Overview (source Rightmove)
	Rank
	Settlement
	Median / Average House Price
	Population (approx.)
	Market Insights

	1
	Prestbury
	£957,554
	3,400
	Elite village holding some of the highest averages in the county.

	2
	Alderley Edge
	£680,037
	5,200
	Premium village living; detached homes here average over £1.38m.

	3
	Knutsford
	£659,050
	13,700
	Premium market town situated directly next to Tatton Park.

	4
	Poynton
	£240,000
	14,000
	High owner-occupancy suburb with excellent local amenities.

	5
	Holmes Chapel
	£390,000
	6,900
	Growing, high-demand village location popular with families.

	6
	Sandbach
	£347,000
	18,000
	Desirable market town with direct M6 access and rail links.

	7
	Macclesfield
	£329,222
	56,300
	Large population hub acting as the primary Peak District gateway.

	8
	Congleton
	£285,000
	27,000
	Rapidly growing market town with prominent new-build developments.

	9
	Nantwich
	£281,498
	18,700
	Historic market town famous for its distinct Tudor architecture.

	
	
	
	
	

	10
	Crewe
	£203,500
	80,000
	The most affordable property market and largest population hub.


This demonstrates that the median Cheshire East house price of £302,000 used in the standard method maybe expedient for ease of calculation but is of little use in reflecting the wide-ranging house price variation across the Borough.
It adds credibility to the gossip mill chatter of families moving from Macclesfield to Congleton because house prices are lower. 
ONS ward based figures show a factor of 5 in house prices between central Crewe and Prestbury and in the north a sharp 3.5 over a matter of a couple of miles between central and east Macclesfield and Prestbury.   Postcodes in the affluent north lie at the 90th percentile of the disposable income distribution, those in Crewe in the mid-low 20s.  The model is clearly intended to improve affordability ( drive down prices) by increasing supply of building land without fully examining the motivations of a developer dominated market and local context. A fuller understanding of the dynamics of the standard method would require a finer grain analysis of trends. 
As the target now stands, it is unachievable without destroying the very character of the authority’s area.   
It would be equivalent to a town larger than Congleton, or Wilmslow, every five years.  It is doubtful whether the building industry has the capacity to deliver on this scale, increasing permissions will not be matched by increases in build rates. 
The infrastructure implications for highways, health and education are highly significant.
Further, were the target to be met, then unless the average house price of the new build was significantly below the current median average price (£302,000), then the target would keep increasing. Given the infrastructure requirements, it is doubted developers would find building and selling below this price a viable proposition in the north of the Borough.  

The Solution
The introduction of the standard method has generated a step-function in targets that will in all probability fail to be met. The previous policy of capping increases provided an element of credibility to the modelling of growth. Adoption of more phased growth targets would reduce the prospects of authorities and government locked in a cycle of failure .
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