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1. Introduction  

 
 
1.1 This Supplementary Planning Document (SPD) sets out  proposals for an 

improved approach to negotiating and securing plann ing obligations 
associated with new development in Central Bedfords hire, for the former Mid 
Bedfordshire area.  A similar document is being pro duced in Central 
Bedfordshire for the former South Bedfordshire area . 
 

1.2 It is intended to provide users of the planning ser vice in the former Mid 
Bedfordshire area with greater transparency and cer tainty of what planning 
obligations will be sought in conjunction with plan ning applications for 
development.   
 

1.4 The SPD was published in draft for formal consultat ion in accordance with the 
Council’s Statement of Community Involvement (SCI) (February 2006).  
Consultation began on Friday 6th July and concluded  on Friday 17th August 
2007. Comments received upon the draft SPD were ful ly considered by the 
Council’s Local Development Framework (LDF) Task Fo rce on 24th January 
2008. Following revisions to take account of commen ts received through 
consultation the final SPD was approved by the Exec utive on 20th February 
2008.  
 

1.5 The SPD comprises 3 parts: 
 

• Part A:   Overview of the new approach to Planning Obligati ons 
adopted by the Council 

 
• Part B:    Planning Obligations to be sought in association  with new 

development 
 

• Part C:   The Council’s procedures for securing and deliver ing 
Planning Obligations 

 
 

1.6 Supporting documents are: 
                                  Background Paper 
                                  Sustainability Ap praisal (February 2008) 
                                  Statement of Comm unity Engagement 
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Part A:  An Improved Approach to Planning Obligatio ns  

 
 
2.0 What are ‘Planning Obligations?’ 
  
2.1 The regional plan for the East of England (RSS1 4) requires that the former 

Mid Bedfordshire area should provide for at least 1 4,230 new homes 
between 2001 and 2021 at just over 700 dwellings a year and indicates that, 
a similar rate of housing growth should continue in  the year’s immediately 
beyond, up to 2031.  In addition, the regional plan  requires the Council to 
plan for delivery of at least 11,000 new jobs up to  2021. This level of housing, 
jobs and population growth is slightly higher than has been achieved in the 
past. It will place increasing pressure on the exis ting infrastructure, services, 
facilities, environment, biodiversity and green inf rastructure of the area and 
its communities. 
    

2.2 Core Strategy sets out the Council’s policies, providing  the  l ong  term  vision  
and  the  direction  for  future development  in  t he District over  the period 
2001 – 2026. The East of England Plan states local authorities should 
provide for housing growth to 2021.  However, Plann ing Policy Statement 3:  
Housing  requires  local authorities  to “enable  continuous delivery  of  
housing  for  at  least  15  years  from  the  date   of  adoption” .  In response to 
this requirement, the LDF plans for housing develop ment up to 2026.  The 
Core Strategy therefore plans for the delivery of 1 7,950 homes and 17,000 
new jobs between 2001-2026.  However for the purpos es of the Planning 
Obligations Strategy, the Council will plan for con tributions from housing 
growth til 2021, of 14,230 houses and 17,000 new jo bs.   
 

2.3 Planning obligations are primarily intended to make acceptable those 
developments that would otherwise be unacceptable i n planning terms. In 
accordance with national planning policy contained in PPS1, local planning 
authorities are required to ensure that new develop ment is planned to be 
sustainable. Where communities continue to grow, ma ny require additional 
infrastructure, services and facilities such as sch ools, playspace, bus 
services, health care etc. to ensure that growth in  those communities is fully 
sustainable.  
 

2.4 Further investment from public and private sect or will be crucial to help 
address current and future needs for infrastructure  provision, however, it is 
equally important that new development make commens urate contributions 
towards new and improved local infrastructure where  that development will 
add to infrastructure needs and requirements locall y. Cumulatively, even 
smaller developments create significant additional demands for new 
infrastructure, services and facilities within an a rea.  
 

2.5 Planning obligations can take the form of unila teral undertakings made by a 
developer, or agreements made jointly between local  authorities and 
developers through negotiation in the context of gr anting planning 
permission.  Obligations provide a means to enable the proposed 
development to proceed taking account of and/or com pensating for its 
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impacts 
 

2.6 Developers can fulfil their planning obligation s by making necessary provision 
for new facilities on-site or often, by making cash  or in-kind contributions 
towards new infrastructure and facilities off-site.  
 

3.0 The Current Legislative Framework and National Guidance for 
Achieving Planning Obligations 
 

3.1 The legislative framework for planning obligati ons is set out in Section 106 of 
the Town and Country Planning Act 1990.   
 

3.2 Current Government policy for achieving plannin g obligations is set out in 
Circular 05/2005, “Planning Obligations” (succeeding previous Circular 1/97).  
The circular requires fair, open and reasonable neg otiation of planning 
obligations, so that the obligations enhance the qu ality of development and 
enable proposals to go ahead which might otherwise be refused.  
 

3.3 The Circular advises that the local authority s hould not seek a contribution 
through a planning obligation unless it is:  
 

• relevant to planning; 
• necessary to make the proposed development acceptab le in planning 

terms; 
• directly related to the proposed development; 
• fairly and reasonably related in scale and kind to the proposed 

development; and 
• reasonable in all other respects.  

 
This policy in the Circular mentioned above has bec ome known as the 
‘Necessity Test’. 
 

3.4 Case law has allowed a broader interpretation o f the type of developer 
contribution that can be secured.  Tesco Stores Ltd v. Secretary of State for 
the Environment [1995] clarified that a failure to comply with the  
requirements of the then current Circular 1/97 woul d not invalidate a planning 
permission as a matter of law.  Local planning auth orities are thus not legally 
bound to apply the Secretary of State’s policy and so would not be acting 
unlawfully if they failed to apply the ‘necessity t est’ in considering whether a 
planning obligation should be accepted.  Hence, onl y a connection between 
an obligation and development judged to be ‘greater  than de minimis’ is 
required in practice rather than meeting the ‘neces sity test’ in full.  

 
3.5 However, the Circular makes clear that the use of planning obligations must 

be governed by the fundamental principle that plann ing permission may not 
be bought or sold. Similarly, the Circular makes cl ear that planning 
obligations should never be used purely as a means of securing for the local 
community a share in the profits of development (i. e. a betterment levy). 
Planning obligations may therefore be used to: 
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• Prescribe the nature of development in order to ach ieve specific 
planning objectives (i.e. to set a requirement for a given proportion of 
housing to be affordable); 

 
• Mitigate the impact of development (i.e. by contrib uting towards or 

providing additional infrastructure needed as a res ult of the 
development, such as education facilities or public  transport services); 

 
• Compensate for the loss or damage caused by a devel opment (i.e. by 

replacing an area of open space lost to development  with new provision 
elsewhere). 

 
 

4.0 An Improved Approach: The Government’s Aspirati ons 
  
4.1  The need for improvements to be made to the wa y planning obligations are 

delivered has been well documented.  The Government  recognises that 
planning obligations play an integral role in the d elivery of sustainable 
development. Following wide consultation, proposals  for a Community 
Infrastructure Levy (CIL) to deliver the new infras tructure that new homes and 
communities need were included in the Planning Bill  published on 28 
November 2007.   
 

4.2 There are some important foundations that have been  set down at this stage: 

 
• CIL will empower local authorities to levy ‘a charg e’ to help deliver 

the infrastructure needed to support the developmen t of their area. 
While CIL will make a significant contribution to i nfrastructure 
provision, local authorities will need to utilise C IL alongside other 
funding streams to deliver infrastructure plans loc ally. 

 
• CIL will improve predictability and certainty for d evelopers as to 

what they will be asked to contribute; will increas e fairness by 
broadening the range of developments asked to contr ibute  

 
• Charges will be indexed to an index of inflation. T he charging 

authority will need to be careful that CIL should n ot be set at such a 
level that it risks the delivery of its development  plan, because 
development is rendered unviable by the charge prop osed. 

 
• CIL should only be levied where there is a genuine infrastructure 

need to support development of the area. Decisions to levy a CIL 
should go hand-in-hand with a considered approach t o 
infrastructure planning, as endorsed by Planning Po licy Statement 
12, to ensure that contributions work towards deliv ering the future 
vision of each local area. 

 
• Local authorities will be able to decide whether th e circumstances 

in their area make the introduction of CIL appropri ate and at what 
level to set the charge.  



Planning Obligations Strategy SPD 
Consultation Draft September 2009 

 8 

 
• One important premise is that the facility to enter  into a negotiated 

planning obligation using section 106 of the 1990 A ct will remain 
when CIL is introduced. This is because planning ob ligations can 
ensure that the specific impacts of a development c an be 
mitigated.  

 
• Where an authority has in place policies, such as a  Planning 

Obligations SPD, the Government does not propose to  provide for 
the automatic conversion of these types of document  into CIL. 
Obligations signed before any scaling back will rem ain in force. 

 
  
5.0 Aims of the Planning Obligations SPD 
  
5.1 Reflecting Government’s aspirations, this SPD l ooks to build upon and 

improve the Council’s existing approach to securing  planning obligations. Its 
specific aims are: 
 

• To help deliver the development of sustainable comm unities; 
 

• To ensure that the additional impacts, including th ose upon 
infrastructure, services, facilities and the natura l environment which 
arise from new development are adequately mitigated  or compensated 
for by that development; 

 
• To provide a more transparent, streamlined, practic al, consistent and 

accountable approach to the negotiation of planning  obligations; 
 

• To accord with the requirements of Circular 05/2005 , national planning 
guidance, the regional and local development plan a nd best practice; 

 
• To contribute towards achieving the aims and object ives of the 

Community Plan and those of the Local Strategic Par tnership.  
 

6.0 Status of this SPD and its relationship to the Development Plan 
  
6.1 The intention to prepare this SPD is set out in  the Council’s Local 

Development Scheme (LDS). The SPD is primarily inte nded to provide 
detailed guidance upon how the Council will deliver  Policy CS2 of the 
Adopted Core Strategy .   
 

6.2 This SPD will be a material consideration in th e determination of planning 
applications and refusal of planning permission is likely when development 
proposals do not comply with its requirements.  Whe re obligations are sought 
and not agreed, developers will need to justify why  they consider the 
obligations sought to be inappropriate and whether there are any other 
material considerations that the Council should tak e into account. 
 

6.3 The Government Office for the East of England h as prepared regional 
planning guidance for the period to 2021. The Regio nal Spatial Strategy for 
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the East of England was approved by the Secretary o f State for Communities 
and Local Government and published in May 2008.  The relevant policies set 
within this document are referenced within the tabl es under each obligation.  
 

7.0 Sustainability Appraisal 
  
7.1 The Government is committed to creating sustain able communities; 

communities that will stand the test of time, where  people want to live and 
which enable people to meet their aspirations and p otential.  
 

7.2 Aligned to this commitment, a Sustainability Ap praisal (SA) of the Planning 
Obligations Strategy has been carried out which inc orporates the 
requirements of the European Strategic Environmenta l Assessment (SEA) 
Directive (2001/42/EC). This is to ensure that the SPD supports the delivery 
of social, environmental and economic aspects of su stainability. A copy of the 
SA/SEA is available as a separate document. 
 

8.0 Adoption and Review of this SPD 
  
8.1 The Council first adopted this SPD in the conte xt of the Adopted Local Plan 

(2005) Policy DPS1 on 20 February 2008.   
 

8.2 This SPD review if the first of  biennial revie ws  Reviews of this SPD consider 
the subject matters and standard charges.  
 

8.3 It should be noted that charges will be kept up  to date through index linking 
as set out in Section 17.0. If circumstances arise that require a significant 
change to, or addition of, an obligation then the A uthority may propose an 
alteration to this SPD. This would be subject to pu blic consultation and formal 
consideration prior to adoption. 

 
 
 
 



 

 

 
Part B:  Planning Obligations to be sought by the C ouncil 
 

 
9.0 General Principles 
  
 This SPD promotes the Council’s adoption of plannin g obligations where 

they can be clearly justified by the inability of t he quality and capacity of 
existing facilities to cope with demand arising fro m development. It provides 
a process of speed, predictability, transparency an d accountability 
primarily through the use of standard charges  together with standard 
clauses and agreements. Planning obligations are no t proposed to make-up 
existing deficiencies in service provision.  
 

9.1 The area is expected to continue to experience a pattern of development 
that includes many small residential developments. Collectively these 
create additional demands. The use of standard char ges provides a 
mechanism to ensure that smaller-scale development can meet its 
obligations to fairly and reasonably contribute tow ards new infrastructure 
and facilities. Therefore, development as small as one dwelling will be 
required to make contributions relevant to service provision in its locality. 
This will require the pooling of contributions, whi ch will be functionally and 
geographically linked to the application. Funds wil l be used in targeted 
areas to address particular needs arising in both t he rural areas and the 
towns within the former Mid Bedfordshire area. Comm ercial developments 
vary considerably in terms of impact on infrastruct ure and services. The 
principle of requiring obligations applies to comme rcial development.  
        

9.2 The Council has not adopted a ‘blanket approach ’ to the application of 
planning obligations. All obligations will be asses sed on a site-by-site basis. 
Where there is a need, standard charges will apply.  In the case of large 
and/or complex developments it is expected that obl igations will be tailored 
to the particular scheme. This could include a brow nfield site where there is 
a need for considerable remediation.  
 

9.3 Applicants should note that on-site provision o f new facilities will often be 
preferable to the use of standard charges for off-s ite 
provision/improvements. Indeed, on large developments, it is likely that 
most new infrastructure and facilities will be prov ided on-site. A major 
housing scheme, for example, will be expected to pr ovide a range of 
facilities to serve its residents. The size of buil t facilities and level of 
contribution will be negotiated on an individual ba sis. The provision on-site 
by the developer or other agency may well mean a pa rticular obligation has 
been met without the need for a financial contribut ion. Off-site provision is 
likely to focus on mitigation of environmental impa cts. In cases where off-
site provision might be justified, for example, thr ough site conditions then 
the alternative must be equally convenient to users .  
     

9.4 Applicants are encouraged to engage with the Counci l in pre-
application discussions to identify the nature and scope of obligations 
necessary to the particular development.  It is open to applicants to 
justify why certain charges should not apply to a s cheme. 
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10.0 Application Considerations 
  
10.1 Planning Obligations may be sought from all ho using, large commercial and 

mixed-use developments. Where a new scheme replaces  an existing 
development the assessment will normally be applied  to the net impact of 
development. This section includes guidance on thre sholds by which the 
Council will assess whether or not planning obligat ions will be required. 
Some cases where obligations will not be sought are  set out with further 
details under each topic.  
 

10.2 In the case of applications for outline planni ng permission where the 
dwelling mix may not be known, either a general sta ndard of 2.40 
occupants per dwelling will be used or a formula ap proach that can be 
worked out at a later stage in the planning process . The formula approach 
should be agreed by the Council using established a ssumptions about 
quantity and density. A table would be appended to the S106 agreement 
and at a later stage in the planning process, when the dwe lling mix is 
known, it will be clear from the table what will be  the final contributions.  
More details of the approach are set out in the int roduction to the 
Background Paper.  
 

10.3 Consideration may be given to seeking contribu tions for facilities beyond 
the Council’s administrative boundary where they ar e designed to meet the 
needs of the particular development within the dist rict. Contributions may 
also be sought for regional/sub regional projects.  
   

10.4 Residential  
  
10.4.1 The standard charges relate to developments of one or more dwellings. A 

dwelling is defined as any self- contained unit of residential accommodation.  
Where there is a net increase in the number of dwel lings, charges will be 
applied to the resultant net increase in bedroom co ntent. In the case of no 
net change in the number of dwellings, charges will  be applied where there 
is an increase of 2 or more bedrooms. The calculati on will be the net 
difference between the total applicable charges for  the new dwelling(s) and 
the existing according to the number of bedrooms.Ch arges will not be 
applied to house extensions including granny annexe s or to temporary 
mobile homes. In certain planning obligations exemp tions relate to small 
units such as 1 bedroom flats and developments such  as wardened 
accommodation, nursing homes or other similar insti tutional development. 
 
For some obligations a threshold may be prescribed above a single 
dwelling because of justification/resourcing difficulties. The standard 
charges per dwelling are based on household occupat ion rates published 
within the ONS/DEFRA 2002/03 Survey of English Hous ing as used in the 
Adopted Local Plan as follows:  
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Average 
per 
dwelling 
 

 
1   Bed 

 
2 Beds 

 
3 Beds 

 
4 Beds 

 
5 Beds 

 
6 Beds 

 
7, 7+  
Beds 

2.4 
persons 

 

1.3 
persons 

1.9 
persons 

2.6 
persons 

3.2 
persons 

3.6 
persons 

3.9 
persons 

4.4 
persons 

 
  
10.4.2 Affordable Housing. All development sites above the  dwelling unit/site area 

thresholds set out in Policy CS7 of the Core Strate gy and the Affordable 
Housing SPG (July 2004) require the provision of af fordable housing. 
Planning applications for such sites will be requir ed to make appropriate on 
and off site provision for facilities and infrastru cture. They will be subject of 
a Planning Obligation, which will need to incorpora te the delivery of 
affordable housing, and, where appropriate, all the relevant obligation s 
set out in this SPD.  This applies equally to Registered Social Landlord s 
(RSLs) as to developers promoting mixed-use schemes  that make provision 
for affordable housing. Obligations will be negotia ted on site-by-site basis, 
which will enable a developer to justify why any pa rticular contribution 
should not be included. 
 

10.5 Non-Residential Development 
  
 Obligations may also be sought from commercial deve lopment. The range 

of possible developments apart from large industria l/business schemes 
includes mixed-use, retail, hotels, and holiday/lei sure attractions. They may 
require mitigation and/or generate needs to provide  additional facilities to 
assist employees and/or the local community such as  libraries, childcare, 
open space and sports provision. The need for Plann ing Obligations will be 
considered on a case-by-case basis and generally ap plied to the net 
increase in floor space. Obligations likely to be s ought from commercial 
development are set out in the tables below where a n indicative threshold 
may be included.   
 

10.6 Indicative Range Of Obligations  
  
 The basis of the standard charges is set out in the  Background Paper to 

this SPD. The Summary Table 1 below indicates the r ange of obligations 
and where they will normally  be applied as a standard charge (SC) or 
negotiated on a case-by-case basis (N). Full detail s are set out in 
subsequent sections.   
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Table 1: Summary of Types of Planning Obligations S ought for Residential 
Development 
 
 
Obligation 
 

 
Specific matters 

Standard 
Charge  (SC) 
or Negotiated 
case-by-case 
(N) 

Primary 
Responsibility for 
agreeing obligation 

 

1. Mainstream Education: Lower, 
Middle & Upper Schools  

 

SC 
 

CBC 

 

2. Early Years Education and 
Daycare 

 

SC 
 

CBC 

 

3. Children’s Centres and Children’s 
Social Services  

 

SC 
 

CBC 

 

Education: 

 

4. School Transport  
 

N 
 

CBC 
 

1. Transportation: General 
Requirements 

 
N 

 
CBC 

 

2. Highways Works 
 

N 
 

CBC 
 

3. Walking/Cycling and Safer Routes 
to Schools. 
Mid Beds Cycle Network 

 

N 
 

 SC 

 

 
 
CBC 

 
Sustainable 
Transport: 

 

4. Public Transport/Sustainable 
Transport Measures 

 

N 
 

CBC 

 

Health Care: 
 

1. Health Care Facilities 
 

SC 
 

CBC 
 

1. Archaeology 
 

N 
 

CBC 
 

2. Historic Environment 
 

N 
 

CBC 
 

3. Biodiversity and Geology 
 

N 
 

CBC 
 

4. Landscape 
 

N 
 

CBC 

 

Environmental 
Impacts: 

 

5. Flood Risk Management 
 

N 
 

Beds & Ivel IDB 
 

1. Affordable Housing 
 

SC 
 

CBC 
 

Mix of Housing: 
 

2. Extra care and Enhanced 
Sheltered Housing 

 

N 
 

CBC 

 

1. Indoor Sports and Leisure Centres 
 

SC 
 

CBC 
 

2. Recreational Open Space 
 

SC 
 

CBC 
 

3. Allotments 
 

N 
 

CBC 
 

4. Countryside Recreation Space, 
Green Infrastructure and Forest of 
Marston Vale 

 
SC 

 
CBC 

 
 

Leisure, Recreational 
Open Space & Green 
Infrastructure: 

 

5. Rights of Way 
 

N 
 

CBC 
 

1. Village & Community Halls 
 

SC 
 

CBC 
 

2. Youth Services 
 

N 
 

CBC 
 

3. Libraries 
 

SC 
 

CBC 
 

4. Local Shops and Services 
 

N 
 

CBC 
 

5. Places of Worship 
 

N 
 

CBC 

 

Community Facilities 
and Services: 

 

6. Cemeteries & Burial Grounds 
 

SC 
 

CBC 
 

1. Welcome Information Packs 
 

SC 
 

CBC 
 

Community Cohesion: 
 

2. Information Technology and 
Community Websites 

 

N 
 

CBC 

 

Waste Management: 
 

1. Waste Collection; Kerbside 
    Bring Recycling Facilities 

 

SC  
N 

 

CBC 

 

1. Fire and Rescue Services 
 

N 
 

CBC 
 

Emergency Services: 
 

2. Policing  
 

SC 
 

CBC 
 

1. Public Art 
 

SC 
 

CBC 
 

Public Realm and 
Community Safety: 

 

2. CCTV 
 

N 
 

CBC 
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11.0 The Basis of Planning Obligations Sought 
  
11.1 Education 
  
11.1.1 As the Education Authority, Central Bedfordshire Co uncil (CBC) has the 

statutory responsibility for the provision of educa tion services.  This 
provision includes nursery, lower, middle and upper  education plus sixth-
form education and special needs services and facil ities. 
 

11.1.2 In accordance with the Sustainable Communities Plan , the Council wishes 
to ensure that the impact of new development is man aged and that 
additional educational infrastructure and services needed as a result of new 
development are provided in tandem with that develo pment. 
 

11.1.3 Bedfordshire County Council had operated a system o f seeking developer 
contributions for education provision since 2002.  This system was 
incorporated into the County Council’s Developer Contributions Strategy  
(adopted March 2007)  and is now adopted within this SPD. In accordance 
with the that adopted policy, planning obligations will be sought by this 
Council towards the following: 
 

• Mainstream Education Needs: Lower, Middle and Upper  
Schools; 

• Early Years Education and Daycare; 
• Children’s Social Services and Children’s Centres; 
• School Transport. 

 
11.1.4 Mainstream Education Requirements: Lower, Middle an d Upper 

Schools 
  
 The demand for school places from each new developm ent is calculated by 

the Education Authority, Central Bedfordshire, usin g a census-based 
model, which forecasts the number of children gener ated in each age 
group.  The model takes into account the number, (a nd where known) the 
type and mix of dwellings proposed.  The cost of in dividual places is then 
multiplied by the child generation figures to resul t in a contribution figure per 
dwelling. The cost per pupil is based on current DC SF guidance on cost per 
pupil place, adjusted to reflect Central Bedfordshi re’s costs. 
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Table 2: Mainstream Education Requirements 
 
Type of facility for which 
provision may be needed 

• Finance for additional educational provision at low er,     middle and upper 
schools. 
• New sites and buildings. 
Where developments require new buildings the full c apital costs will be 
sought including the fitting out of the building, l aying out or extending playing 
fields etc, initial costs of equipment for the scho ol, and fees for the design 
/supervision etc. Also for new schools the costs of  providing a “school safety” 
scheme near the school entrance(s) may be sought an d infrastructure within 
the housing based on the School Travel Plan and Acc essibility strategies. 
In the event of the developer providing a building,  it will need to be built to an 
agreed Council specification, with the developer pa ying the costs of the 
Council for preparing and checking that the specifi cation is complied with 
before handover. 
Where several sites contribute to the need for a ne w school or extension the 
cost of land and buildings may be spread between th e sites on the basis of a 
formulaic “standard charge”. Timing of contribution s and provision will be 
assessed on a case-by-case basis. 
 

Current policy/guidance on 
the issue 

Guidance on Contributions for Education Provision w as approved by the 
former Bedfordshire County Council in 2002. However  the opportunity was 
taken to update the guidance in light of 2001 censu s and proposed delivery of 
affordable housing in smaller groupings . Annex 1 of the Background Paper 
accompanying this SPD includes current DCSF guidanc e on cost/pupil place. 
Annex 2 includes information on site sizes and site  suitability.  
Adopted Core Strategy Policy CS2.  
RSS Policy SS2 
 

Geographical areas where 
known issues 

Annex 1 contains maps and schedules which are also available on the 
Council’s website. School capacity varies and consultation with the 
Children’s Services department is required on all s ites of 10 or more 
dwellings.  The Council’s Education team can give details of s chool 
capacities and numbers on roll using existing and u p to date data sources. 
 

Basis of Children’s Services  
department assessing need 
and contributions. 

The estimated pupil numbers to arise from a new dev elopment on the basis 
of 4 children/age group/100 dwellings is compared w ith capacity in local 
catchment area school and forecast school rolls, ta king into account new 
housing permitted but not built. Capacity excludes temporary 
accommodation.  Where there is insufficient capacit y then contributions will 
be sought on the basis of DCSF current indicators o f cost/pupil place for 
extensions unless there is a costed feasibility sch eme or actual scheme that 
can be used to assess costs, or a new school or sit e is needed. 
Central Bedfordshire operates a lower, middle and u pper school system. For 
assessing need the pupils are taken as comprising 5 -year groups at lower 
school level (aged 5 - 9), 4-year groups at middle school level (aged 9 – 13) 
and 4-year groups at upper school level (aged 13 – 18, this includes the two 
years of sixth form which currently is equivalent t o one year group).  
 

Current cost guidelines The current DCSF figures for cost/pupil place in 20 08/9 for extensions are 
£11,965 lower school, £15,049 middle school and £18 ,455 upper school 
 

Threshold/type of 
development which may 
trigger need 

Residential development of 1 dwelling or more will be expected to contribute 
towards new provision in areas of need.  
Contributions are not sought for elderly, student o r 1 bedroom flats/houses. 
Up to a 50% allowance may be made for 2 bed flats d ependent on firm 
information on the dwelling type and mix.  More det ails are included in 
Background Paper Annex 1. 
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Charging Method 
 
Standard Charge for new residential development  
where there is insufficient capacity to provide for  additional educational needs arising from the 
development proposed. Generic standard charges are:       
             £2,393 per dwelling for lower school provision 

£2,408 per dwelling for middle school provision  
£2,953 per dwelling for upper school provision 
£7,754 

 
Derived Standard Charges for dwellings are:  

 2 Bed 
house 

2 Bed 
flat 

3 Beds 4 Beds 5 Beds 6 Beds 7+ 
Beds 

Lower £1894 £947 £2592 £3191 £3590 £3889 £4387 
Middle £1906 £953 £2609 £3211 £3612 £3913 £4415 
Upper £2338 £1169 £3199 £3937 £4430 £4799 £5414 
Total £6138 £3069 £8400 £10339 £11632 £12601 £14216 

 
Where developments are of a scale that may require new schools, or cause serious problems 
for existing schools, provision will be negotiated on a case-by-case basis by Central 
Bedfordshire Council.  
 

Note: The current system of Mainstream Education splits p upils into three age groups aged 5-9, 9-13 and 13-
18Legal agreements will continue to be worded flexibl y so that expenditure can be used to tackle shortfa lls in 
provision for the appropriate age group in the catc hment area irrespective of the location/tier.  
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11.1.5 Early Years Education and Daycare 
  
 The Council’s requirements for new development to c ontribute towards the 

additional provision of pre-school education and da ycare are set out below: 
 

 
Table 3:  Early Years Education and Daycare Require ments 
 
Type of facility for which 
provision may be needed 

3 + nursery class on proposed new school, 
3 + unit on existing school 
Community centre suitable for pre-school use,  
3+ Early years provision in Children’s Centre 
Day nursery from 0+, site (0.2 ha) or facility on l arge developments 
Provision for Early Years and Extended Services at new or existing school 
3+ provision can be made in several ways but any fa cility would need to 
meet government guidelines for sessional or day car e for the age group 
 

Current policy/guidance on 
the issue 

All children 3+ are entitled to 5 half-day sessions  of pre-school 
education/week funded by the government. Childcare Act 2006 requires 
local authorities to secure adequate early learning  provision and to secure 
sufficient childcare for parents who wish to work. 
Government policy is for extended schools for child care and Children’s 
Centres where health/social services etc. outreach provision is made. School 
sites are viewed as a good location for these facil ities. 
Adopted Core Strategy Policy CS2.  
RSS Policy SS2 
 

Geographical areas where 
known issues 

Annex 1 contains a plan showing areas where there a re or will be capacity 
issues - Ampthill, Biggleswade, Flitwick, Harlingto n, Henlow, Houghton 
Conquest (Wixams only), Meppershall, Potton and Shefford.  
 

Basis of assessing need and 
contributions 

Using same pupil generation rates as for education an assessment is made 
of the number of children between the age of 3 and school entry age that will 
be entitled to early years education. Then the DCSF  cost/pupil place 
(primary) is applied. More details in Annex 1 of th e Background Paper. 
 

Current cost guidelines  30 place 3 + unit as part of new school will cost a pprox. £250,000 and a 50 
place unit approx. £350,000. A new ‘standalone’ fac ility will cost more. 
 

Threshold/type of 
development which may 
trigger need 

Residential development of 1 dwelling or more will be expected to 
contribute towards new provision where needed local ly.  
Sites/facilities for new on-site daycare provision may be sought from large 
housing sites of 500 units or commercial/employment  developments of 1000 
employees or more. 
Contributions are not sought for elderly, student o r 1 bedroom flats/houses. 
Up to a 50% allowance may be made for 2 bed flats d ependent on firm 
information on the dwelling type and mix. 
 

 
Charging Method 
 
Standard Charge for new residential developments of  1 or more dwellings  
where there is insufficient capacity at present to provide for additional early years educational need s 
arising from the development proposed.  
Standard charge is: £718 per dwelling 
 
Derived Standard Charges are  

2 Bed 
House 

2 Bed flat 3 Beds 4 Beds 5 Beds 6 Beds 7+ 
Beds 

£568 £284 £778 £957 £1077 £1167 £1316 
 
Commercial development of 1000 employees to be nego tiated on a case-by-case basis by 
Central Bedfordshire Council as the Education Autho rity.  
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11.1.6 Children’s Centres 
  
 The Council’s requirements for new development to c ontribute towards the 

additional provision of children’s centres and chil dren’s social services are 
set out in the table below: 
 

 
Table 4:  Children’s Centres and Children’s Social Services 
 
Type of facility for which 
provision may be needed 

Additional accommodation to form children’s centres  at schools. Centres 
also provide accommodation for outreach worker. 
 

Current policy/guidance on 
the issue 

Government publication “Every Child Matters” 2003. 
Adopted Core Strategy Policy CS2. 
RSS Policy SS2 
 

Geographical areas where 
known issues 

Ampthill, Arlesey, Aspley Guise, Clifton, Clophill,  Cranfield, Flitton and 
Greenfield, Henlow Camp, Henlow Village, Houghton Conquest (Wix ams 
only), Langford, Maulden, Meppershall, Potton, Pull oxhill, Sandy, Shillington, 
Silsoe, Stondon, Tingrith, Westoning and Woburn  
 

Basis of assessing need and 
contributions 

Children’s centres are to be provided for every 800  children to provide joined 
up services. 
 
A social worker is needed for about every 100 house s, though only the 
capital costs of local outreach/counselling facilit ies will be sought for 
children’s services. Social Services suggest 1 room  and store is required for 
every 500-1000 houses. 
 
See Annex 1 of the Background Paper. 
 

Current cost guidelines  Freestanding Children’s centres cost approximately £450,000 to provide. 
The cost of providing additional permanent roomspac e to operate Children’s 
Social Services may cost in the region of £300,000.  
  

Threshold/type of 
development which may 
trigger need 

Standard Charge for new residential developments of  1 or more 
dwellings where there is insufficient capacity  
 
Contributions are not sought for elderly, student o r 1 bedroom flats/houses. 
Up to a 50% allowance may be made for 2 bed flats d ependent on firm 
information on the dwelling type and mix. 
 

 
Charging Method 
 
Standard Charge for new residential developments of  1 or more dwellings where new or 
upgraded children’s centres are needed locally.  
Standard charge is: £203 per dwelling  
 
Derived Standard Charges are: 
 

2 Bed 
House 

2 Bed 
flat 

3 Beds 4 Beds 5 Beds 6 Beds 7+ Beds 

£161 £81 £220 £271 £305 £330 £372 
 
New children’s centres associated with the provisio n of new schools on a development will be 
negotiated on a case-by-case by Central Bedfordshir e Council as the Education Authority. 
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11.1.7 School Transport 
  

The Council’s requirements for new development to c ontribute towards the 
additional provision of school transport services a re set out in the table 
below: 
 

 
Table 5: School Transport 
 
Type of facility for which 
provision may be needed 

• Funding for school transport for pupils from large developments until on 
site school provision is made. 

• Also interim “gap” funding for school transport in initial years (up to 3 yrs) 
between children moving into new developments and b udget provision. 

• Facilities at destination schools for buses to “dro p off” pupils 
• Pick up facilities close to the site itself. 
 

Current policy/guidance on 
the issue 

The Council’s policy on school transport to bus pup ils up to age 16 on 
distance or highway safety grounds. 
Adopted Core Strategy Policies CS2, and CS4. 
RSS Policy T1 
 

Geographical areas where 
known issues 

Obligations may apply district wide 

Basis of assessing need and 
contributions 

Where under the Council’s School Transport Policy r equirements there is a 
need for provision of school transport and problems  are likely to arise. Costs 
estimated on cost of providing for the estimated nu mber of children coming 
forward each year, as the site is developed likely to be eligible for school 
transport. 
 

Threshold/type of 
development which may 
trigger need 

Residential developments of 50 dwellings or more.   
Contributions are not sought for elderly, student o r 1 bedroom flats/houses 
and up to a 50% allowance may be made for 2 bed fla ts when there is firm 
information on the dwelling mix.  More details are included in Background 
Paper Annex 1. 
 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council as the Education Authority. 

 
 
11.2 Sustainable Transport 
  
11.2.1 PPG13 “Transport” promotes accessibility to jobs, s hopping, leisure 

facilities and services by public transport walking  and cycling and seeks to 
reduce the need to travel, especially by car. The P PG makes it clear that 
planning obligations may be used to achieve improve ments to public 
transport, walking and cycling where such measures would be likely to 
influence travel patterns to the development involv ed, either on their own or 
as part of a package of measures. Obligations may t herefore include both 
off-site and on-site measures such as pedestrian an d cycling facilities, 
public transport facilities and services, new roads  and junctions, traffic 
calming and other highway safety measures, travel p lans and parking 
management, with the emphasis upon maximising acces s by public 
transport, walking and cycling. 
 

11.2.2 For major development proposals it is normally poss ible to identify specific 
transportation measures and highways works required . These requirements 
are usually identified through Travel Assessments ( TAs) or through site-
specific negotiations. Smaller developments do not require TAs but the 
cumulative impacts of those smaller developments ar e very significant and 
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together, may exceed those of larger developments. The Council considers 
therefore that there is a need for all developments  to contribute towards 
maximising accessibility by non-car modes, in line with PPG13, the 
Bedfordshire Local Transport Plan (LTP2)and the Cou ncil’s adopted Core 
Strategy and Development Management Policies DPD.   
  

11.2.3 Central Bedfordshire Council is the authority prima rily responsible for co-
ordinating transportation services and infrastructure improvements locally. It 
actions local improvements, in particular in relati on to the cycleway network, 
which it helps deliver in accordance with the forme r Mid Bedfordshire Cycle 
Mapping Project. The Highways Agency may be involve d where schemes 
affect Trunk Roads. 
 

11.2.4 The Council’s approach to negotiating planning obli gations upon 
transportation issues is incorporated into the form er County Council’s 
Developer Contributions Strategy (adopted March 200 7). The Council has 
adopted the former County Council’s requirements wi thin this SPD as the 
basis of planning obligations for additional transp ortation provision required 
in association with new development. Details are se t out below. 
 

  

Transportation – General Requirements 
  
 
Table 6: Transportation: General Requirements  
 
Type of facility for which 
provision may be needed 

Requirements will often be identified through Trave l Assessment and Travel 
Plans. Obligations may cover:  
• Highway Works, traffic calming and management (see Table 7) 
• Improvement to the local highway network with parti cular emphasis on 

walking, cycling and safer routes to schools (see T able 8) 
• Public transport, improvement to facilities and ser vices (see Table 9) 
• Travel information packs with information on public  transport and other 

local sustainable travel opportunities. 
More details below in separate sections. 

Current policy/guidance on 
the issue 

National Planning Policy Guidance Notes, in particu lar PPG13. 
 
Former Bedfordshire County Council’s document Appro ach to Highway and 
Transportation Issues, updated November 2006 - this  is reproduced at Annex 
3 in view of its key role in identifying the range and scope of works and 
contributions required, in the context of the Local  Transport Plan (LTP2) and 
DFT Guidance on Accessibility Planning. 
 
Adopted Core Strategy Policy CS4 and Development Ma nagement Policy 
DM11. 
RSS Policies SS2 and T1 
See Annex 3 of Background Paper 
 

Geographical areas where 
known issues 

Obligations may apply district wide. The transporta tion issues associated with 
a development will vary throughout the district and  between rural and urban 
locations but all substantial new developments in t he district are likely to 
require transportation obligations. 

Basis of assessing need and 
contributions. 

Local Plan, Travel Assessment, Travel Plan which is  a key tool in identifying 
needs for all modes of transport, negotiation at pl anning application, Design 
and Accessibility Statement. 
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Threshold/type of 
development which may 
trigger need 

Any development may have some obligation commensura te to its size and 
location. 
 
Travel Plans will generally be required for residen tial development of 50 or 
more dwellings and employment areas of more than 10 00 sq. m gross floor 
area. It is expected that these will accompany plan ning applications. 
 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council as the Highways Authority. 

 
Highway Works 
  
 
Table 7: Highways Works 
 
Type of facility for which 
provision may be needed 

• Major new road as part of development proposals  
• Off-site highway works such as junction improvement , traffic calming and 

management 
• Mitigation “pot” for major sites to deal with futur e improvement works as 

part of a “plan, monitor, manage approach” together  with funding for 
traffic count monitoring. 

 
See Annex 3 of the Background Paper for further inf ormation. 
 

Current policy/guidance on 
the issue 

PPG13. and the former Bedfordshire County Council d ocument Approach to 
Highway and Transportation Issues, March 2007 – see  Annex 3. 
 
Adopted Core StrategyPolicy CS4 and Development Man agement Policy 
DM11. 
RSS Policy T1 

Geographical areas where 
known issues 

Applies to the whole of the former Mid Bedfordshire  area. All substantial new 
developments in the area are likely to require tran sportation obligations. 
 

Basis of assessing need and 
contributions. 

Local Plan/LDF, Local Transport Plan, Travel Assess ment and Travel Plans 
are the key tools used to identify the need for obl igations.  
 

Threshold/type of 
development which may 
trigger need 

Any development may have some obligation commensura te to its size and 
location. 
 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council as the Highways Authority. 
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Walking/Cycling and Safer Routes to School 
  
 
Table 8: Walking/Cycling and Safer Routes to School  
 
Type of facility for which 
provision may be needed 

• Former Mid Bedfordshire Council Cycleway Network Pr oject 
• New or improved routes for pedestrians and cyclists  to link development 

to existing/planned cycleway and footpath network a nd services/facilities 
in nearby settlements – on or off road as appropria te (preferably off road 
for routes to lower/middle schools)  

• Safe crossing points such as light controlled cross ings (sometimes in 
association with traffic calming), bridge, and unde rpass. Where a 
particular problem is envisaged CCTV provision may also be required, 
including reasonable contribution towards maintenance of cameras etc. 
Otherwise ducting may be required.  

• Cycle parking 
 
See Annexes 3 & 4 of the Background Paper for furth er information. 
 

Current policy/guidance on 
the issue 

PPG13, the former Bedfordshire County Council publi cation Cycle Stand, 
School Travel Plan Strategy, DfT Good Practice Guid e  (October 2005). 
 
Adopted Core Strategy Policy CS4 and Development Ma nagement Policy 
DM11.  
RSS Policies T1, T4 and T9 
The Former Mid Bedfordshire District Cycle Mapping Project identifies the 
need for cycleway improvements across the district as part of the creation of 
a single and comprehensive network. 
 

Geographical areas where 
known issues 

Obligations will across the whole of the Former Mid  Bedfordshire area.  
 
 

Basis of assessing need and 
contributions 

Local Plan, Travel Assessment and Travel Plan accom panying or required as 
part of planning application.  
The basis for calculation of the charge is set out in Annex 4 of the 
Background Paper. 
 

Current cost guidelines  Zebra crossing £25,000; Puffin crossing £35,000; Li ghting £2000 per column; 
New footway/cycleway (2-3 m wide) £70-£100/metre ex cluding 
design/supervision. 
 

Threshold/type of 
development which may 
trigger need 

Residential development of 1 dwelling or more for t he district wide cycle 
network and any development may have some additiona l obligation 
commensurate to its size and location. 
 
Travel Plans are generally required for residential  development of 50 or more 
dwellings/ 1000sq. m gross floor area for commercia l.  
 

Charging Method 
 
To ensure development reasonably contributes toward s maximising accessibility by non-car modes, 
a Standard Charge will be applied to all new reside ntial development  to contribute towards 
delivery of the wider district cycle network.  
The Standard Charge is: £467;  
 
Derived Standard Charges are:  
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£253 £370 £506 £623 £701 £759 £856 

 
This standard charge will be required in addition t o any other obligations providing more local 
pedestrian and cycle linkages needed to improve acc essibility or provide safer routes to 
school, which will be negotiated on a case-by-case basis by Central Bedfordshire Council as 
the Highways Authority.. 
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Public Transport/Sustainable Transport Measures 
  
 
Table 9: Public Transport/Sustainable Transport Mea sures  
 
Type of facility for which 
provision may be needed 

• Financial Contribution to improved public transport  services or Demand 
Responsive Transport service in early years of a de velopment 

• Contribution towards railway stations, improvements  and interchange 
facilities 

• Provision of bus routes within the development, com pleted to surface 
course for early bus route provision  

• Bus priority lanes or ”gates” on/off site 
• Improvements to bus stops for low level buses, disa bled access 
• Planned provision of bus stops/shelters (and associ ated wider footways) 
• Real time information displays 
• Publicity and promotion of public transport through  welcome packs for 

instance provided by developers  
• Contribution to Park and Ride facility and services  in lieu of town centre 

parking provision 
• Car sharing schemes, travel information systems/bro adband connection 
See Annex 3 of the Background Paper for further inf ormation. 
 

Current policy/guidance on 
the issue 

PPG13, Former Bedfordshire County Council document Planning Policy, 
Highway and Transportation Issues, updated Nov 06 -  see Appendix 3. 
 
Adopted Core Strategy Policy CS4 and Development Ma nagement Policy 
DM11. 
RSS Policies SS2, T1, T7 and T13 
 

Geographical areas where 
known issues 

Applies across the whole of the former Mid Bedfords hire area. 

Basis of assessing need and 
contributions 

Travel Assessment /Residential or Workplace Travel Plan or School Travel 
Plans. 
 

Threshold/type of 
development which may 
trigger need 
 

Any development may have some obligation commensura te to its size and 
location. 
 

Charging Method To be negotiated on a case-by-case basis by Central Bedfordshire 
Council as the Highways Authority.. 



 

 

 
11.3 Health Care Facilities 
  
11.3.1 The levels of housing and population growth planned  for the former Mid 

Bedfordshire area will place additional pressure on  existing health and 
social care provision. Whilst in some instances, ex isting infrastructure has 
capacity to cope with growth; NHS Bedfordshire   in dicates that a number of 
communities will need new or extended health facili ties to cater for this 
growth. There will also be additional needs for Sec ondary and Mental 
Health Care facilities. 
 

11.3.2 The basis of health proposals and priorities is set  out in the NHS 
Bedfordshire medium term strategy “A Healthier Bedf ordshire 2007 –2012” 
 

11.3.3 Work undertaken by the  NHS Bedfordshire identifies  the cost of a 4-GP 
Primary Healthcare Centre as being in the order of £1.87m 
(accommodation and land). This equates to a contrib ution for healthcare of 
an average £703 per dwelling. 
   

11.3.4 Additional placements generated by population growt h for Secondary and 
Mental Health Care have been costed by the  NHS Bed fordshire and 
equate to an average per dwelling of £568 and £32 r espectively. 
 

11.3.5 The calculation basis for these charges are set out  in Annex 5 of 
Background Paper. These standard charges are set ou t in the table below:  
 
 

 
Table 10: Health Care Facilities 
 
Type of facility for which 
provision may be needed 

• New Primary Care Centres  
• Additional Secondary Care facilities 
• Additional Mental Health Care facilities. 

Current policy/guidance on 
the issue 

Adopted Core Strategy Policy CS3. 
RSS Policy SS2 
 

Geographical areas where 
known issues 

The whole of the former Mid Bedfordshire area for S econdary and Mental 
Health Care. 
Primary care in areas of need: Ampthill, Arlesey, B iggleswade, Cranfield, 
Flitwick, Marston Moretaine, Sandy/Potton and Stotf old  

Basis of assessing need and 
contributions. 

NHS Bedfordshire contribution calculation set out i n Annex 5 of the 
Background Paper. 
Where charges for Primary Health Care are required in defined areas of need 
and extensions to existing facilities are required then only the buildings 
element of the charge would be applicable. 

Threshold/type of 
development which may 
trigger need 

All new residential development.  
Health Impact Assessments HIA) will be used as foll ows: 
50 – 199 dwellings within areas of need 
200 – 999 dwellings - all areas - high level HIA 
1000+ dwellings full HIA 
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Charging Method 
 
Standard Charge for all new residential development  where new facilities are needed to help 
provide for additional healthcare needs arising fro m the development proposed.  
The standard charges are: 
 
Primary Health Care - £444(Buildings), £156(Land) -  £600 total 
Derived Charges are: 

 1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+  
Beds 

Building £241 £352 £481 £592 £666 £722 £814 
Land £85 £124 £169 £208 £234 £254 £286 
Total £326 £476 £650 £800 £900 £976 £1100 

Where extensions to premises are needed then only t he Buildings charge would apply 
  
Secondary Health Care: £568 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£308 £449 £615 £757 £852 £923 £1041 

  
Mental Health Care: £32 
Derived Charges are:  
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£18 £26 £35 £43 £49 £53  £59 

 
 

 
 
 
 
11.4 Environmental Impacts 

 
11.4.1 In response to the issue of climate change and in p articular, the 

Government’s aspiration that all new development sh ould be ‘carbon 
neutral’ by 2016, consideration has been given to t he introduction of a 
planning obligation on all new development to ensur e that the impact of 
carbon generation involved in the production and co nstruction of 
development is off-set. This off-setting could be a chieved through the 
payment of a carbon impact contribution based upon the costs of new tree 
and woodland planting sufficient to ‘lock up’ carbo n produced by new 
development. This SPD includes the partial achievem ent of these 
objectives through implementation of Green Infrastr ucture and Forest of 
Marston Vale charges. In addition it is now intende d to achieve the zero 
carbon code level 6 for new homes by 2016 through p rogressive changes 
to the Building Regulations from April 2008 onwards  and to secure similar 
standards for commercial development. Accordingly t his SPD does not 
include a carbon offset charge. 
  

11.4.2 Planning obligations will also be sought to mitigat e a number of ‘direct’ site 
related environmental impacts of development upon a rchaeology, the 
historic environment, biodiversity, geology, landscape and flood risk 
management. These are separate to the Green Infrast ructure standard 
charges set out in Table 20, which include these im pacts topics. The direct 
environmental impacts will be negotiated on a case- by-case basis and this 



Planning Obligations Strategy SPD 
Consultation Draft September 2009 

 26 

will ensure that obligations are not sought twice.  
   

11.4.3 The basis for securing planning obligations to deal  with these environmental 
impacts is set out below.  

 
Archaeology 
  
 
Table 12: Archaeology 
 
Type of facility for which 
provision may be needed 

Archaeological investigation; protection, management, interpretation and 
enhancement of sites and features. 
 

Current policy/guidance on 
the issue 

PPG’s 15 and 16.  
Adopted Core Strategy Policy CS15. 
RSS Policies ENV6 and C1 
 

Geographical areas where 
known issues 

Any areas of archaeological interest within the for mer Mid Bedfordshire area 

Basis of assessing need and 
contributions 

On an individual case-by-case basis dependant on th e assessment of 
impacts and relevant policy and guidance. 
Generally archaeological issues are dealt with by c ondition after initial 
assessment but there are occasions when S106 agreem ents are 
recommended as the most appropriate way to deal wit h specific issues 
directly related to the sites such as archaeologica l investigation, protection, 
management and enhancement of sites and features.  Public access to sites 
and provision of interpretation boards will also be  considered. 
 

Threshold/type of 
development which may 
trigger need 

Any development affecting areas of archaeological i nterest and Scheduled 
Ancient Monuments 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council 

  
Historic Environment 
  
 
Table 13: Historic Environment (not included under Archaeology) 
 
Type of facility for which 
provision may be needed 

Repair, protection monitoring, restoration, conservation management, 
enhancement, public access to and interpretation of  historic environment 
assets such as historic buildings, structures and a reas (including listed 
buildings and conservation areas) and historic park s and gardens (including 
registered historic parks and gardens).  
 

Current policy/guidance on 
the issue 

PPGs 15 and 16.  
Adopted Core StrategyPolicy CS15 and Development Ma nagement Policy 
DM15 
RSS Policies ENV6 and C1 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area.  

Basis of assessing need and 
contributions 

On an individual case-by-case basis dependant on th e assessment of 
impacts and relevant policy and guidance. 
 
Generally historic environment issues are dealt wit h through the application 
and by condition. There are occasions where S106 ag reements are 
recommended as the most appropriate way of dealing with specific issues 
e.g. repairs to a historic asset secured through a development or monitoring 
of its condition. 
 

Threshold/type of 
development which may 
trigger need 

Any development affecting features and areas of arc hitectural or historic 
interest.  
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Charging Method To be negotiated on a case-by-case basis by Central Bedfordshire 
Council.  

 
 

 Biodiversity and Geology 
  
 
Table 14: Biodiversity and Geology 
 
Type of facility for which 
provision may be needed . 

Creation and long-term implementation of a protecti ve management regime 
for existing habitats, species or geological sites.  
Creation of new habitats, sites for species conserv ation or geological sites 
and adequate provision to secure long-term manageme nt. 
 

Current policy/guidance on the 
issue 

PPS9; Defra Circular 01/2005; ODPM/Defra/English Na ture (2005) Planning 
for Biodiversity and Geological Conservation: A Gui de to Good Practice.  UK 
and Local Biodiversity Action Plans and Local Geodi versity Plan.  
Adopted Core Strategy Policy CS18 and Development M anagement Policy 
DM17   
RSS Policies ENV1, ENV3 and SS8 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. 

Basis of assessing need and 
contributions 

On a case-by-case basis dependant on assessment of ecological/geological 
impacts of development.  
 

Threshold/type of 
development which may 
trigger need 

Any development, which has an impact on priority ha bitats, species or 
geology (defined in UK and Local Biodiversity Actio n Plans and Local 
Geodiversity Plan, BAP and GP). 
Any development that has an impact on sites or spec ies protected by law or 
on locally designated sites.  (County Wildlife Site s, Regionally Important 
Geological Sites, sites identified as of local biod iversity significance in local 
greenspace or other strategies). 
Any development assessed as having significant resu ltant impact on 
important priority habitats/ species/geological sites, sites and species 
protected by law or locally designated site.   
 

Charging Method To be negotiated on a case-by-case basis by Central Bedfordshire 
Council.  

 

 Landscape 
  
 
Table 15: Landscape 
 
Type of facility for which 
provision may be needed . 

Conserving and adding to landscape character throug h: 
• enhancement and long term management of existing la ndscapes 
• creation, establishment and long term management of  new landscaping 
• integrating new developments and landscaping with e xisting 
  
This section covers hard and soft landscaping. Land scape renewal needs to 
take account of cultural and ecological resources a nd the potential for 
enhancement, as well as the existing characteristic s and condition of the 
landscape.  
 

Current policy/guidance on the 
issue 

PPS7;  
Adopted Core StrategyPolicies CS16 and Development Management Policy 
DM16; RSS Policies SS8 and ENV2 
The Bedfordshire Landscape Character Assessment. Co untryside Agency: 
Countryside In and Around Towns; Bedford/Milton Key nes Canal Corridor.  
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. 
National, regional and local priorities for conserv ation/enhancement include 
the Chilterns AONB, Forest of Marston Vale, growth areas and other 
landscape areas identified in the Bedfordshire Stra tegic Green Infrastructure 
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Plan.  
 

Basis of assessing need and 
contributions. 

On a case-by-case basis, following landscape assess ment and a study of 
the visual impact on the surrounding landscape.  
 

Threshold/type of 
development which may 
trigger need 

Any development, which has a resultant impact on la ndscape character, 
resulting in the need to restore, enhance or protec t existing features and/or 
to create a new, appropriate landscape context.   
 

Charging Method To be negotiated on a case-by-case basis by Central Bedfordshire 
Council.  

 
Flood Risk Management 
  
 
Table 16: Flood Risk Management 
 
Type of facility for which 
provision may be needed 

Future maintenance, refurbishment and replacement o f flood risk 
management facilities provided by developer to serv e development. 
 
Contribution to improve existing off-site system wh ich development outfalls 
into, so as to achieve the required standards of se rvice that may differ from 
pre to post development.  
 

Current policy/guidance on 
the issue 

PPS 25. Adopted Core Strategy Policy CS13 and Devel opment Management 
Policy DM4 
RSS Policies SS2, WAT 2 and WAT4 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area.  

Basis of assessing need and 
contributions 

All developments require a flood risk assessment in  accordance with PPS25. 
On an individual case-by-case basis dependant on th e Flood Risk 
Assessment prepared by the developer to the satisfa ction of the Operating 
Authority. 
 

Threshold/type of 
development which may 
trigger need 

All development.  

Charging Method To be negotiated on a case-by-case basis with the Bedfordshire and 
River Ivel Internal Drainage Board if the site is w ithin, or there are 
impacts on the drainage in the Board’s district.   
Consultation with the Environment Agency 
  



 

 

11.5 Mix of Housing 
  
11.5.1 Policy DM12 of the Core Strategy and Development Ma nagement Policies 

DPD expects all new residential developments to pro vide a mix of housing 
types, tenures and sizes in order to meet the needs  of all sections of the 
community. This includes the provision of ‘Lifetime ’ Homes. The Council 
may also produce a further guidance note or supplem entary planning 
document to clarify the mix required. Where appropr iate, planning 
obligations may be used by the Council to secure th ese requirements for 
housing mix.  
 

  
 Affordable Housing 
  
11.5.2 This SPD sets out no new Council guidance relating to planning obligations 

for affordable housing. 
 

11.5.3 The Council’s current requirement for affordable ho using is 35% on 
qualifying sites in order to deliver 28% of afforda ble housing overall. Of this 
provision, the Council expects that 44% should be p rovided as affordable 
rented and 56% intermediate rent, shared ownership and discount 
market/shared equity tenures.    
 

11.5.6 Comprehensive guidance detailing the Council’s appr oach to planning 
obligations for affordable housing provision is set  out in former the Mid 
Bedfordshire Council’s Supplementary Planning Guidance on Affordable 
Housing (Adopted July 2004). That guidance will be reviewed in the light of 
subsequent work to update former Mid Bedfordshire C ouncil’s Housing 
Requirements Study (ORS 2003) and current work to h elp determine future 
site thresholds for affordable housing provision. 
 

 Extracare and Enhanced Sheltered Housing 
  
11.5.7 The Council’s Social Services indicates an increasi ng need for the provision 

of ‘extracare’ and enhanced sheltered (ES) housing.  Extracare housing is in 
essence, purpose built accommodation in which varyi ng amounts of care 
and support can be offered and where some services and facilities are 
shared. Such housing ‘bridges the gap’ between nurs ing home 
accommodation and owner/occupier retirement homes. Review of housing 
and care needs of older people in Bedfordshire: Rep ort from the extraCare 
Charitable Trust and Contact Consulting to the form er Bedfordshire County 
Council (September 2006) indicated an shortfall in the period to 2015 of 180 
units of extracare housing, 72 units of rented ES h ousing and 144 units of 
leasehold ES housing in the former Mid Bedfordshire  area. Provision is 
usually in 40-60 units. 
 

11.5.8 In accordance with Adopted Core Strategy Policy DM1 2 and the former 
Bedfordshire County Council’s Developer Contributions Strategy (March 
2007), major new housing schemes over 500 dwellings  will be expected to 
provide for such housing as part of their overall m ix. 
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Table 17: Extracare and Enhanced Sheltered Housing 
 
Type of facility for which 
provision may be needed 

Site for, or provision of “extra care” retirement d wellings, minimum 40 units 
which may be leasehold (private) and/or shared owne rship or housing 
association 
 

Current policy/guidance on 
the issue 

Adopted Core Strategy Policy DM12. 
RSS Policy SS2 
September 2006 report by Extracare Trust to the for mer Bedfordshire County 
Council.  
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. 

Basis of assessing need and 
contributions 

Review of housing and care needs of older people in  Bedfordshire: Report 
from the ExtraCare Charitable Trust and Contact Con sulting  (September 
2006)   
 

Threshold/type of 
development which may 
trigger need 

All sites of 500+ dwellings. Objective to provide f or 6 -7 % minimum of 
dwellings to be “Extracare” 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council. 

 
11.6 Leisure, Recreational Open Space and Green Inf rastructure 
  
11.6.1 New residential development and significant commercial development 

brings with it additional demands for leisure infra structure including new 
indoor sports/leisure facilities. It also often bri ngs the need to provide for 
improved recreational open space, such as additiona l sports courts, 
pitches, amenity space, children’s playspace, allot ments and access to the 
wider countryside for recreation.  The Council’s en abling role requires it to 
ensure the delivery of these facilities to the appr opriate quality standard 
and in the appropriate location. 
 

11.6.2 PPG17 makes it clear that planning obligatio ns may be used as a means 
to remedy local deficiencies in the quantity or qua lity of open space, sports 
and recreational provision. It states that local au thorities will be justified in 
seeking planning obligations where the quantity or quality of provision is 
inadequate or under threat, or where new developmen t increase local 
needs. To justify planning obligations however, PPG 17 makes it clear that 
local authorities must have a sound understanding o f leisure needs and 
should set local standards to confirm levels of pro vision required.  The 
Council has carried out a PPG17 Study which has con firmed deficits in a 
number of areas of the District.  
 

11.6.3 In general terms where additional leisure ne eds arise associated with new 
development that cannot be met through existing pro vision, it is expected 
that development should contribute towards new, ext ended or improved 
facilities. As a general principle contributions wi ll be pooled and ring-
fenced. Where development is of sufficient size and  location to justify the 
provision of new facilities by itself, it will be e xpected to fund the total cost 
of such provision.  Details of developer’s planning  obligations in respect of 
leisure and recreational facilities are set out bel ow. 
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 Indoor Sports and Leisure Centres 
  
11.6.4 Within the former Mid Bedfordshire area, the  Council currently operates 

four multi-purpose leisure centres at Biggleswade ( x2), Sandy and Flitwick. 
It also works closely with town and parish councils  and private local 
organisations to help provide smaller leisure facil ities such as those at 
Sandy Upper School. 
 

11.6.5 In response to growth and the aim of improvi ng leisure provision within the 
district, the Council is now working with partners to provide a replacement 
leisure centre at Flitwick and a new centre at Stot fold. These centres will 
significantly improve the leisure facilities availa ble to existing residents but 
are also intended to provide for the additional lei sure needs of planned 
population growth from new development within their  catchments (15 
minute drive-time). The former Mid Bedfordshire Dis trict Council had 
established the Leisure Facility Strategic Partners hip to take forward other 
needs, which have been identified using Sport Engla nd Active Places, 
Active People and Sports Facility Calculator method ology. In this context, 
the SPD proposes a standard charge to ensure develo pment contributes 
to providing the facilities planned. The basis of t hat charge is calculated as 
set out in Annex 6 of the Background Paper accompan ying this SPD. 
 

  
 
Table 18: New Indoor Sports and Leisure Centres 
 
Type of facility for which 
provision may be needed 

Planned new multi-purpose leisure centres at Flitwi ck and Stotfold. Other 
needs include sports halls, health and fitness stat ions and indoor bowls. 
 

Current policy/guidance on the 
issue 

PPG17; Adopted Core Strategy Policy CS3 
RSS Policies SS2 and C1 
 

Geographical areas where 
known issues 

15 minute drive time of those facilities and will t herefore apply to the whole 
of the former Mid Bedfordshire area. 
 

Basis of assessing need and 
contributions 

See Annex 6 of Background Paper. 
Exemptions and/or partial exemptions may apply to E xtraCare homes and 
other specialist housing to be negotiated on a case -by-case basis 
 

Threshold/type of 
development which may 
trigger need 

All new residential development. 
Non-residential development may be required to cont ribute; large 
commercial of 1000sq m or 50 or more employees; hol iday accommodation 
such as holiday and caravan parks. 
 

 
Charging Method 
 
Standard Charge for all new residential development  to help provide for new planned leisure 
centres is: £338 
 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 beds 6 beds 7+ 

beds 
£183 £268 £366 £451 £507 £549 £620 

 
Commercial development and holiday parks: 
Case-by-case basis  
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 Recreational Open Space 
 

11.6.6 Policy SR5 of the Adopted Local Plan sets out stand ards for the provision 
of Children’s Playspace, Outdoor Sporting Open Spac e and Informal 
Recreational (Amenity) Space. The Local Plan also i ncludes specific 
guidelines of the circumstances in which open space  provision should be 
made on-site (normally the first preference) or off -site.  The standard of 
provision is as set out below:  
  

 Category 
 

Standard  

Children’s Playspace 0.7ha per 1,000 
Outdoor Sporting Space 1.7ha per 1,000  
Amenity Space 0.8ha per 1,000  

  
11.6.7 Local needs for new or improved levels of re creational open space are set 

out in detail in the former Mid Bedfordshire Counci l’s Recreational Open 
Space Strategy (ROSS) (2004) which is adopted as su pplementary 
planning guidance. The Council has undertaken a stu dy of Open Space as 
set out in PPG 17, which is intended to provide loc al standards for each 
type of open space. Although this study identifies the standards for open 
space, it does not currently include up to date cos ts. As such, in the 
interim it will be appropriate to continue to apply  the charges derived from 
the ROSS. The costs and contributions are set out i n the table below: 
 

  

 
Table 19: Recreational Open Space 
 
 

Type of facility for which 
provision may be needed 

New children’s playspace, outdoor sporting open spa ce (i.e. Playing 
pitches, courts etc.) and informal open space. 
Improvements to existing open space near to develop ment sites as set out 
in the Council’s Recreational Open Space Strategy. 
 

Current policy/guidance on the 
issue 

Adopted Core Strategy Policy CS3 and Development Ma nagement Policy 
DM19 and the Council’s adopted Recreational Open Sp ace Strategy. RSS 
Policies SS2 and C1 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. 
The Recreational Open Space Strategy identifies the  quantitative and 
qualitative needs for new or improved recreational open space on a parish-
by-parish basis.  
 

Basis of assessing need and 
contributions 

See Annex 7 of Background Paper. The former Mid Bed fordshire Council 
Recreational Open Space Strategy provides the detai led basis of 
understanding need and the levels of contributions required. Consultation 
with the Play and Open Spaces Officer is essential prior to submitting 
an application. 
 

Current cost guidelines Set out in the Recreational Open Space Strategy. 
 

Threshold/type of development 
which may trigger need 

All new residential development. 
Up to 9 dwellings standard charge 

      10 dwellings or more – assessed on a case-by- case basis  
Exemptions: Depending on the nature of the developm ent and location 
contributions towards children’s play space will no t be required for rest 
homes, nursing homes and hostels. Requirements for other specialist 
housing will be considered on its merits. 
Non residential development  

Large commercial of 1000sq m or 50 or more employee s; holiday 
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accommodation such as holiday and caravan parks may  be required to 
contribute to Outdoor Sporting and Informal Space H ealth Facilities may be 
required to contribute to open space. 

 
Charging Method 
 
Standard Charges for all new residential developmen ts are: 
 
Children’s Play space:  £1560 per dwelling 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£845 £1235 £1690 £2080 £2340 £2535 £2860 

 
Outdoor Sporting Open Space: £727 per dwelling 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£394 £576 £788 £969 £1091 £1181 £1333 

 
Informal Open Space:  £233 per dwelling 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
       

£126 £184 £252 £311 £350 £379 £427 
 
Non Residential Development 
Large commercial development, holiday accommodation  and Health facilities to be negotiated on a 
case-by-case basis for Informal Open Space and exce ptionally Outdoor Sporting Space 
 

  
11.6.8 Open space contributions secured will be rin g-fenced to provide open 

space improvements to a particular site or settleme nt. Where a 
contribution is secured towards improved open space  provision, by itself it 
is often insufficient to fund a particular project.   The Council therefore 
continues to operate a capital grant scheme to help  provide for new and 
improve recreational open space facilities. Grant f unds are used in 
combination with S106 contributions and other funds  to bring improvement 
projects forward. To date numerous sites have benef ited from a 
combination of S106 and grant funding. 
 

11.6.9 In addition, planning obligations will conti nue to be used by the Council to 
secure commuted sums towards the maintenance of rec reational open 
space for an initial 20-year period. The basis of c alculating commuted 
maintenance sums is available on request.  
 

 Allotments 
  
11.6.10 For schemes of 200 or more dwellings planning oblig ations will be 

negotiated on a case-by-case basis using the standa rds for allotments in 
the Open Space, Sports and Recreation Needs Assessm ent Technical 
Report 2008. 
 
For schemes of 200 or more dwellings planning oblig ations will be 
negotiated on a case-by-case basis.  
 



Planning Obligations Strategy SPD 
Consultation Draft September 2009 

 34 

 Countryside Recreation Space and Green Infrastructu re 
  
11.6.11 The Open Space, Sports and Recreation Needs Assessm ent Technical 

Report 2008 sets new district-wide standards for the provision of 
countryside recreation space or wider green infrast ructure, as referred to 
in Annex E of the Core Strategy.  However, it does not currently include up 
to date costs. We are currently undertaking further  work to consider how to 
implement these standards.  As such, in the interim  the derived charges 
shown below will be applied.  
 

11.6.12 The growth planned for the former Mid Bedfordshire area and 
neighbouring areas however, will undoubtedly place additional pressure on 
the existing green infrastructure network. In parti cular, a number of 
‘honeypot’ recreation sites are likely to reach the ir usage capacity in 
environmental terms. Additional green infrastructure will be needed to 
provide for the increasing recreational demands of the existing population 
and moreover, an increased population arising from the additional 
development planned.  
 

11.6.13 In order to plan for the additional green infrastru cture necessary, a 
Bedfordshire and Luton Green Infrastructure (GI) Co nsortium has been set 
up. The consortium consists of a range of statutory  agencies, local 
authorities and voluntary sector organisations. A C ountywide Strategic GI 
Plan was adopted in March 2007 and a GI Plan for th e former Mid 
Bedfordshire area is nearing completion. Sufficient  work has been 
undertaken to identify and cost the priority work n eeded to deliver a multi-
functional Green Infrastructure Network across the former Mid 
Bedfordshire area. This enables a Standard Charge t o be applied to all 
new dwellings. For some elements of Infrastructure it may be appropriate 
to seek contributions from commercial development. These would be 
negotiated on a case-by-case basis. 
 

11.6.14 Developers will also be required to contribute dist rict wide towards the 
continued creation of the Forest of Marston Vale, n ow formally supported 
by Policy ENV1 and ENV5 contained in emerging RSS14 , as a primary 
element of green infrastructure provision. The GI s tandard charge has 
been calculated to strip out proportionate woodland  creation costs in the 
Forest of Marston Vale to avoid double counting. Th e GI charge includes 
costs for land acquisition and development of multi  user green access 
corridor related to the Bedford - Milton Keynes Wat erway Park. 
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Table 20: Green Infrastructure and Forest of Marsto n Vale  
 
Type of facility for which 
provision may be needed 

Green infrastructure covers landscapes, biodiversity, historic environment, 
outdoor access and recreation and is strongly linke d to public benefits. It 
includes a wide range of type of asset (e.g. countr y parks, historic 
landscapes, nature reserves, woodland, ancient monu ments and footpaths) 
and activity (e.g. management, improvement and crea tion). Assets can have 
access for the public and may be owned by public bo dies, the voluntary 
sector, private individuals or organisations. They include countryside and 
heritage sites owned by local authorities. The gree n infrastructure networks 
combine all these elements and deliver a number of functions at the same 
time and the aim is to improve, expand and link the  network through 
proposals in GI plans. Key elements include Strateg ic Access Routes and 
Strategic Accessible Greenspace as set out in Annex  8. 
The Forest of Marston Vale is a Community Forest es tablished with the aim 
of leading the environmental regeneration of the Ma rston Vale through the 
creation of 30% woodland cover target set by Govern ment and confirmed in 
RSS (Policy ENV5). 
 
Contributions sought are likely to be financial, bu t contributions of 
land/planting may also be appropriate in some circu mstances.  
 

Current policy/guidance on 
the issue 

Extensive policy and guidance at national, regional , sub-regional and local 
level including PPG17. Adopted Core Strategy Policy  CS17 and 
Development Management Policy DM18 
RSS Policies SS1, SS2, SS8, C1, ENV1, 2, 3, 4, 5 an d 6 
The Council priority and action for managing growth  and delivering improved 
infrastructure. 
 

Geographical areas where 
known issues 

Green Infrastructure and Forest of Marston Vale obl igations will apply across 
the former Mid Bedfordshire area 
 

Basis of assessing need and 
contributions 

Impact of new development upon usage of existing ar eas identified on a 
case-by-case basis, taking account of the emerging Strategic GI Plan and 
existing plans such as the AONB Management Plan etc . 
Basis of Green Infrastructure Standard Charge is se t out in Annex 8 and that 
for the Forest of Marston Vale is in Annex 9 of the  Background Paper. 
 

Threshold/type of 
development which may 
trigger need 

All new residential development . 
 
Commercial development of 1000 sq. m or more   
 

 
Charging Method 
 
Standard Charge for all new residential development s: GI: £1529 and Forest of Marston Vale: 
£689 
Derived Charges are: 
 

 1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 
Beds 

GI £828 £1210 £1656 £2039 £2294 £2485 £2803 
FoMV £373   £545   £746   £919 £1034 £1120 £1263 
Total £1201 £1755 £2402 £2958 £3328 £3605 £4066 

 
Commercial development of 1000 sq. m or more  
To be negotiated on a case-by-case basis  
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 Rights of Way  
  
11.6.15 As part of the Green Infrastructure charge, contrib utions will be directed at 

securing and enhancing strategic access routes. The  need for 
improvements linked to development proposals to imp rove accessibility, 
surfacing and linkages to existing and proposed rig hts of way networks 
will, however, remain. Where the scale and location  of development will 
require linkages and/or lead to increased use the C ouncil will secure 
appropriate planning obligations. 
 

 

Table 21: Rights of Way 
 

Type of facility for which 
provision may be needed 

New or improved routes (including footpaths, bridle ways and cycleways 
where appropriate) to existing or proposed network.   To include surface 
improvements for desired use, erection of structure s, which are access 
friendly (such as bridges and gates, not stiles), s ignage, lighting (where 
appropriate), dog bins and other works necessary to  make routes accessible.  
Routes that are part of a strategy e.g. Sustrans Na tional Cycleway/Marston 
Vale Forest Plan/Outdoor Access Improvement Plan an d Green Infrastructure 
Plan will normally be provided through the Cycleway  and GI contributions. 
Contributions may include commuted sums to cover es tablishment, 
management and maintenance where new routes are req uired. 
 

Current policy/guidance on 
the issue 

Adopted Core Strategy Policy CS4 Outdoor Access Imp rovement Plan. 
RSS Policies SS8, T1 and T9 
 

Geographical areas where 
known issues 

Applies across the whole of the former Mid Bedfords hire area. 
Particular consideration will be given to achieving  off site local 
pedestrian/cycleway routes which link development s ites with open spaces 
and leisure/community uses and strategic routes. 
 

Basis of assessing need and 
contributions 

Impact of new development upon usage of existing ar eas identified on a 
case-by-case basis, taking account of the Strategic  GI Plan and existing 
plans such as those for Marston Vale Community Fore st, AONB 
Management Plan etc. 
 

Threshold/type of 
development which may 
trigger need 

All residential and commercial development will be considered.  
 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council and the Council’s Rights of Way Officers. 

 
 
11.7 Community Facilities and Services 
  
11.7.1 An appropriate range and scale of community facilities and local services 

is an essential ingredient of building cohesive, in clusive and sustainable 
communities.   
 

11.7.2 Responsibility for the provision of communit y facilities lies primarily with 
other organisations although the Council often play s a critical enabling 
and/or co-ordinating role.  
 

11.7.3 The additional growth planned for the former  Mid Bedfordshire area will 
place additional pressure on existing facilities an d may exacerbate existing 
deficiencies in certain areas. Equally, new develop ment will generate extra 
demand and some areas may improve the viability and  vitality of existing 
community facilities and services.  
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11.7.4 Local authorities, local organisations and l ocal charities have traditionally 

been the source of funding for the provision of com munity facilities. Some 
facilities, such as shops, are generally privately funded. Post offices 
receive Government subsidy although financial const raints have led to 
increased scrutiny of the current network of facili ties, with many smaller 
outlets facing closure. In some cases community sho ps, sometimes 
embracing a post office, have been established to p rovide a much needed 
facility.  
 

11.7.5 Whilst such funding will need to continue, d evelopment will where 
appropriate, be expected to make a contribution tow ards new or enhanced 
facilities. Such contributions could take the form of land, buildings or other 
capital costs, or a combination. Additionally, as w ith many other service 
areas, pressure is growing to seek revenue contribu tions, particularly as 
‘pump-priming’ for the early years of new provision .  
 

 Village & Community Halls 
  
11.7.6 Village and community halls may offer a rang e of facilities such as meeting 

places, club venues, cultural, learning, sports and  leisure.  In many small 
rural communities in particular, they can be a hub of activities and a focus 
for local people. In a large new development provis ion may well be in a 
multi-use building.    
 

11.7.7 In 2000/01 the Bedfordshire Rural Communitie s Charity (BRCC) Village 
Halls Advisor carried out an audit of all village/c ommunity halls across the 
county. Based on the hall’s condition and construct ion costs at that time, it 
was estimated that the costs of providing necessary  new, or refurbishing 
existing buildings in Bedfordshire would be in exce ss of £8 million. The 
former Mid Bedfordshire area share of that total wa s approximately £5 
million, however, since the audit was undertaken, a  number of the 
improved facilities have been provided.  The BRCC’s  estimate of current 
needs in the former Mid Bedfordshire area is approx imately £4 million.  
 

11.7.8 These recognised needs, together with popula tion increases arising from 
new development will increase the demands placed up on existing centres 
and halls. The Council would like to ensure that th ese continue to meet the 
needs of its new and existing residents. Therefore,  contributions will be 
sought towards the provision of new centres, halls or enhancement of 
existing facilities, where they are necessary. In s ome instances revenue 
funding may also be sought in the form of facility management and 
maintenance costs for a limited period of time.  
 

11.7.9 Based upon local experience of recent new de velopments, the standard 
provision for community centres is 100 sq metres of  floorspace per 1000 
people. This equates to 0.1 sq. metres per person. In smaller settlements, 
a higher ratio could be considered reasonable as th ere are often few or no 
other community facilities within the vicinity, the  populations are generally 
smaller and there needs to be a basic size of hall and standard of facilities 
to make the facility viable, however, the 0.1 sq. m etres per person 
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standard will be applied by the Council in all circ umstances where 
improvements are needed locally. Based on this stan dard, a standard 
charge for all new residential development is set o ut below: 
 

 
Table 22: Community and Village Halls  
 
Type of facility for which 
provision may be needed 

New community/village hall or extensions/improvements to existing facilities. 

Current policy/guidance on 
the issue 

Adopted Core Strategy Policy CS3. 
RSS  Policies SS2 and C1 
 

Geographical areas where 
known issues 

Improvements presently identified by BRCC in Ampthi ll, Biggleswade, 
Campton, Cranfield, Dunton, Flitton & Greenfield, F litwick, Gravenhurst, 
Henlow, Houghton Conquest, Marston, Maulden, Mepper shall, Mogerhanger, 
Old Warden, Potton, Pulloxhill, Ridgmont, Sandy, Sh efford, Steppingley and 
Wrestlingworth. 
 

Basis of assessing need and 
contributions 

The former Mid Bedfordshire Council Infrastructure Audit provides details of 
the settlements where new or improved community and  village halls are 
needed. 
 
Large new residential schemes of 350 or more dwelli ngs subject to individual 
assessment. 
 

Current cost guidelines The standard charge is based upon the average costs  of providing a new 
community/village hall at £1,879 per sq. metre. See  Annex 10 of Background 
Paper. 
 

Threshold/type of 
development which may 
trigger need 

All new residential development. 

 
Charging Method 
 
Standard Charge for all new residential development s in defined Parishes is: £451 
 

1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 
Beds 

£244 £357 £489 £601 £677 £733 £827  
 
Residential developments of 350 dwellings or more n egotiated on a case-by-case basis 
 

  
 Youth Services 
  
11.7.10 The 1944 Education Act requires the Council to prov ide youth services for 

13-19 year olds such as social/meeting places plus support, information, 
advice and informal education opportunities These r esponsibilities are 
distinct from that which is provided by the Council  from a leisure 
perspective. 
 

11.7.11 At present, youth clubs and centres operating in th e former Mid 
Bedfordshire area are provided solely by voluntary groups, scouts or 
similar organisations and church groups. These orga nisations are not 
collectively linked or managed under any governing organisation and do 
not receive any funding from the Council’s Youth Se rvice. The former 
Bedfordshire County Council Developer Contributions Strategy indicated 
the following expectations for new development to c ontribute towards 
youth provision: 
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Table 23:  Youth Provision 
 
Type of facility for which 
provision may be needed 

Space for Youth services – support for skills/educa tion/IT, preferably in a 
community centre/library, school or similar. 
 

Current policy/guidance on 
the issue 

Government strategies: Every Child Matters; Youth M atters; Transforming 
Youth Work – Resourcing Excellent Youth Services. 
RSS  Policy SS2 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. Se eking a suitable base 
within the former Mid Bedfordshire area. 
 

Basis of assessing need and 
contributions 

No current standard to assess need. Need will be as sessed on a case-by-
case basis.  
 

Current cost guidelines  None. 
  

Threshold/type of 
development which may 
trigger need 

200 houses or more 
Large commercial development 1000 sq. m. or more 

Charging Method 
 

To be negotiated on a case-by-case basis by Central  Bedfordshire 
Council. 

 
 

 Libraries 
  
11.7.12 Library services contribute to the educational, eco nomic, social, cultural 

and recreational well being of the community. The C ouncil has a duty to 
provide a comprehensive and efficient library servi ce for everyone who 
lives, works or studies in the area. Facilities can  range from large central 
libraries within towns to community libraries, reso urce centres providing 
electronic access to services within multi-use buil dings and mobile 
facilities. 
 

11.7.13 New residential development will add pressure onto the existing library service. 
There are presently nine libraries serving resident s in the district. The Library 
Service currently administers eight libraries withi n the district at Ampthill, Arlesey, 
Biggleswade, Flitwick, Potton, Sandy, Shefford and Stotfold. Woburn Sands 
Library, just outside the area serves residents in an around Aspley Guise and is 
administered by the Milton Keynes Library Service. A mobile library visits other 
parts of the former Mid Bedfordshire area.  
 

11.7.14 In planning for additional capacity to help improve  facilities and services to serve 
population growth, the Council has identified the n eed for improvements. It is 
planning to provide new libraries at Wixams and to serve the Cranfield area. 
Milton Keynes Library Service considers there is al so a need in future to expand 
library space at Woburn Sands to serve a growing po pulation.   
 

11.7.15 The Council’s requirements for new development to c ontribute towards the 
provision of library services are set out below. 
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Table 24: Libraries 
 
Type of facility for which 
provision may be needed 

• Additional equipment/bookstock. 
• New library, including fitting out and books.  
• Extension to existing library if capacity issue inc luding commensurate 

increase in bookstock 
• Stopping place for mobile library.  
•  

Current policy/guidance on 
the issue 

DCMS Public Library Service Standards.  
Adopted Core Strategy Policy CS3. 
RSS – Policies SS2 and C1 
 

Geographical areas where 
known issues 

Equipment/Bookstock etc.: Ampthill, Arlesey, Aspley Guise (Woburn Sands 
catchment), Blunham, Cranfield, Everton, Eyeworth, Houghton Conquest 
(Wixams), Hulcote & Salford, Maulden, Millbrook, Mo gerhanger, Potton, 
Sandy, Stotfold, Sutton, Tempsford and Wrestlingwor th & Cockayne Hateley. 
 Library facilities: Cranfield, Houghton Conquest (Wixams) and Hulcote  & 
Salford.   
                                                                    

Basis of assessing need and 
contributions 

The Council aims to provide permanent library facil ities to serve catchments 
of 6000+ populations requiring a standard of librar y space equating to 23sq.m 
per 1000 population.  

Minimum library size is about 150 sq. m on site 0.2  ha.   
Equipment/Bookstock is provided at a ratio of 2 ite ms/per head at about £24 
(i.e. £12 per item). 

See Annex 11 of Background Paper. 
 

Current cost guidelines 150 sq. m library about £375,000 + fitting out and bookstock 2 items/head of 
population at about £24 per person. 
 

Threshold/type of 
development which may 
trigger need 

All new residential development will be expected to  contribute towards 
additional library equipment/bookstock and the capi tal costs of new/upgraded 
library facilities where they are required. 
Large commercial development with 100 plus employee s in the areas of need 
will be assessed on a case-by-case basis. 
 

 
Charging Method 
 
Standard Charge for all new residential development  in defined Parishes to cover additional 
equipment/bookstock is: £58.       
Derived Charges are:  
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£31 £46 £63 £77 £87 £94 £106 

 
Standard Charge (including equipment/bookstock) for  all new residential development in 
defined Parishes where new or upgraded libraries ar e required is: £195. 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£105 £154 £211 £260 £293 £317 £357 

   
Commercial development to be negotiated on a case-b y-case basis by the Council.  
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 Local Shops and Services 
  
11.7.16 Planning obligations may be used by the Council to secure the provision of 

neighbourhood shops and services when approving lar ge new residential 
development. Consideration will be given to securing neighbourho od 
shops and services on all new residential developme nts of 500 
dwellings or more.    
 

 Places of Worship 
  
11.7.17 Traditionally places of worship are provided and su stained by the 

communities and congregations from whom they emanat e.  Places of 
worship undoubtedly contribute to the creation of a  sustainable 
community.  
 

11.7.18 Consequently, on new residential developments of 500 dwellings or  
more, developers may be required to provide, or ass ist in the 
provision of a multi-faith meeting place. This will usually take the form 
of a multi-function room within a community buildin g.  The level of 
provision will be related in scale to the developme nt and if flexibly 
designed could meet a range of community activity n eeds. 
 

 Cemeteries and Burial Grounds 
  
11.7.19 Churchyards and burial grounds in the district are owned and managed by 

a variety of organisations, though predominantly th ey are in the hands of 
the local parochial church councils (PCC).  Many of  the sites are identified 
as being near, or in some cases very near to their maximum capacity. 
Several PCCs and town/parish councils have been try ing to secure 
additional land to extend their burial grounds for some time with limited 
success due to the hope value attached to land in a nd around settlements. 
 

11.7.20 More certainly than with any other facility, the ne ed for burial and ashes 
space will continue, accounting for 30% of disposal s. This need will be 
further increased by planned growth in the populati on. Seeking developer 
contributions for the provision of additional buria l space is considered to be 
reasonable and justified. Contributions sought will  be towards the capital 
provision of new or improved facilities. 
 

11.7.20 Where a completely new burial ground is provided by  development, some 
revenue funding may also be sought for initial faci lity management and 
maintenance costs, usually for a period of up to 3 years. The cost of a 
standard charge for contributions towards additiona l burial space is set out 
below. The detailed basis for this calculation is a t Annex 12 of the 
Background Paper accompanying this SPD. 
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Table 25: Cemeteries and Burial Grounds 
 
Type of facility for which 
provision may be needed 

New burial ground or extension to existing b0urial ground. 

Current policy/guidance on 
the issue 

Adopted Core StrategyPolicy CS3. 
RSS Policies SS2 
 

Geographical areas where 
known issues 

Applies district wide. Particular deficiencies at p resent in Clifton, Cranfield, 
Flitwick, Husborne Crawley, Langford, Lidlington, Marston, Maulden, 
Meppershall, Potton, Sandy, Shefford, Stotfold, Sut ton and Westoning. 

Basis of assessing need and 
contributions 

Former Mid Bedfordshire Council’s Infrastructure Au dit provides details of the 
settlements where burial ground space is at or near ing capacity. See Annex 
12 of the Background Paper. 
Large schemes subject to negotiation on a case-by-c ase basis 

Current cost guidelines Estimated £130,000 to purchase land and provide 100 -space burial ground.  

Threshold/type of 
development which may 
trigger need 

All new residential development. 

 
Charging Method 
  
Standard Charge for all new residential development s in the defined Parishes is: £7 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
       

£4 £6 £8 £9 £11 £11 £13 
 
Residential developments of 500 dwellings or more n egotiated on a case-by-case basis  

 
 
11.8 Community Cohesion 
  
 Welcome Information Packs 
  
11.8.1 Where new residential development takes plac es, it is important that 

incoming residents are made aware of the services a nd facilities that are 
available or being made available locally in associ ation with development. 
In this context, when residents register as Council  Tax payers, the Council, 
working with local service providers and partners, will provide every 
household with ‘Welcome to your Local Community’ ho usehold information 
packs. 
 

11.8.2 The Standard Charge for these packs is £19 per dwel ling.  
Contributions to cover the cost of these packs will  be secured for all 
new residential development.  The detailed basis for this calculation is at 
Annex 13 of the Background Paper.  
 

 Information Technology and Community Websites 
  
11.8.3  All new development will need to provide informatio n technology cabling to 

enable up-to-date links to the Internet. For large residential schemes of 
500 or more dwellings, developers may be required t o establish or 
contribute towards the establishment of a community  website where 
such facilities do not exist at present.  Requirements will be negotiated 
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on a case-by-case basis. 
 

11.9 Waste Management 
  
 Waste Collection and Recycling Facilities 
  
11.9.1  The Council is committed to minimising waste and in creasing the level of 

recycling within the district in accordance with na tional policy. 
 

11.9.2 New residential development will give rise t o the need for further waste 
collection and recycling facilities. Planning oblig ations will be sought for 
the capital costs of equipping all new residential properties with kerbside 
and domestic waste/recycling containers as appropri ate. 
 

11.9.3 In addition, larger residential schemes will  be required to contribute 
towards the provision of ‘bring sites/community rec ycling sites’ in 
accordance with the Audit Commission standard of 1 bring site per 750 
households.  
 

    
 
Table 26: Waste Collection and Recycling Facilities  
 
Type of facility for which 
provision may be needed 

Kerbside and domestic waste/recycling containers. 
 
Provision of ‘bring sites’ for recycling glass, pap ers or larger “community re-
cycling site” to include cardboard/textiles, or con tribution to the provision or 
upgrade of an existing site. Approx 15m x 5m for a basic site and at least 
20m from nearest residential property. 
 

Current policy/guidance on 
the issue 

Bedfordshire Minerals and Waste Local Plan (Adopted  2005), Waste 
Management Supplementary Planning Document “Managing Waste in New 
Developments” (Adopted April 2006) 
 
   
RSS Policies SS2, and WM6  

Geographical areas where 
known issues 

Kerbside and domestic waste/recycling containers - Applies district wide. 
 
Additional Bring sites are presently needed in Ampt hill, Pulloxhill, Stondon 
and Tingrith. 
 

Basis of assessing 
need/calculating 
contributions 

See Annex 14 of Background Paper.  
 

Current cost guidelines See Annex 14 of Background Paper.  
 

Threshold/type of 
development which may 
trigger need 

Kerbside containers:  All new residential development. 
 
Bring Sites:  Residential developments of 50 dwellings or more m ay be 
required to contribute towards the provision of new  bring sites where they are 
needed. Residential developments of 750 dwellings o r more will be required 
to provide a new bring site as part of development.  
 

Charging Method 
 

For Kerbside Waste Collection/Recycling, the Standa rd Charge for all 
new residential development is: 
 
£46 per dwelling (for houses) 
£57 per dwelling (for flats/communal residents)The need for 
contributions towards bring sites in the defined Pa rishes and new bring 
sites for all large developments will be negotiated  on a case-by-case 
basis 



Planning Obligations Strategy SPD 
Consultation Draft September 2009 

 44 

11.10 Emergency Services 
  
 Fire and Rescue Services 
  
11.10.1 The Combined Fire Authority has the statutory duty to ensure that all 

development is provided with adequate water supplie s for fire fighting. In 
urban areas, hydrants should be located 90 metres a part and in rural 
areas, 180 metres apart. Where large new developmen ts are proposed, 
developers will often be required to provide new fi re hydrants as part of 
their development. This provision will be sought th rough standard wording 
in planning obligations as appropriate. In practice , the need for hydrants is 
determined at the time the water services for the d evelopment are planned 
in detail, which is usually after planning permissi on is granted. If adequate 
hydrants are available when the water mains are pla nned then no extra 
hydrants will be needed. 
 

11.10.2 The Fire Service also has a policy of seeking sprin kler systems in new 
flatted/communal residential development, such as s heltered housing and 
in schools. The Council supports this requirement a nd will secure planning 
obligations to install sprinkler systems for such d evelopments. 
 

11.10.3 The ability of large-scale developments to be adequ ately served by fire 
and rescue services will be assessed on an individu al basis. Any impacts 
will need to be addressed through planning obligati ons. This may be 
through the provision of a new fire station or cont ributions to extend an 
existing facility. 
 

 Police Force 
  
11.10.4 The Bedfordshire Police Force indicates the additio nal officers and 

accommodation facilities likely to be required in t he district as a result of 
planned population growth. A new Police base will b e required at the 
Wixams to ensure a local neighbourhood policing pre sence. Additionally 
the existing police bases at Biggleswade, Ampthill and Shefford may 
require extensions. Additional custody facilities w ill also be needed at 
principal police stations to service the additional  demand from Mid 
Bedfordshire.  A methodology for calculating contributions to Pol icing 
infrastructure requirements has been developed whic h sets out the basis 
of a standard charge for residential development. T his is set out in Annex 
14 of the Background Paper. 
 

11.10.5 The ability of large-scale developments to be adequ ately policed will be 
assessed on an individual basis. Any impacts will n eed to be addressed 
through planning obligations. This may be through t he provision of a new 
police base or contributions to extend an existing facility. Some 
commercial developments, particularly those that mi ght attract 
concentrations of people, may also be the subject o f an obligation and will 
be negotiated on a case-by-case basis. 
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Table 27: Capital Costs of Additional Policing 
 
Type of facility for which 
provision may be needed 

New and upgraded general office accommodation and c ustody facilities. 
Enquiry points and neighbourhood policing offices, and additional vehicles.  
 

Current policy/guidance on 
the issue 

. 
RSS Policy SS2 
 

Geographical areas where 
known issues 

Applies in the former Mid Bedfordshire area to area s of need. 
 

Basis of assessing need and 
contributions 

See Annex 15 of the Background Paper. 

Current cost guidelines See Annex 15 of the Background Paper. 
 

Threshold/type of 
development which may 
trigger need 

All new residential development. Large schemes of 5 00 or more dwellings to 
be subject to individual assessment. 
Commercial development such as Class A3, A5, A4, D2  and Nightclubs that 
involve concentrations of people. Indicative thresh olds are 1000 sq m or I 
hectare or more 
 

 
Charging Method 
 
Standard Charge for new residential development in areas of need is: £207 
Derived Charges are:  
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ 

Beds 
£112 £164 £224 £276 £311 £336 £380 

 
Large residential of 500 dwellings or more - to be negotiated on a case-by-case basis 
 
Commercial development - to be negotiated on a case -by-case basis  

 
 
 
11.11 Public Realm and Community Safety 
  
 Maintaining and Renewing the Public Realm 
  
11.11.1 The quality of the environment within the former Mi d Bedfordshire area’s 

town, village and neighbourhood centres makes an im portant contribution 
toward maintaining sustainable communities. Development that attracts 
additional visitors and activity into the public re alm will result in increased 
wear and tear. This in turn leads to an increase in  the need to renew public 
space over time. Such renewal may incorporate the p rovision of new and 
re-designed public spaces, new surfacing, street li ghting and furniture, 
hard and soft landscaping, improved signage, public  art, litter bins and 
CCTV. 
 

11.11.2 The Council, working in partnership with town counc ils, has recently 
completed a number of town centre environmental imp rovement schemes 
at Biggleswade, Ampthill, Sandy and Shefford. Partn ers are currently 
considering further schemes at Stotfold, Flitwick a nd Potton and additional 
schemes may be identified in future.  
 

11.11.3 Where renewal schemes are planned, the Council cons iders it reasonable 
that non-residential development in and adjacent to the defined Town 
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Centre areas should contribute towards public realm  renewal 
projects where it is evident that those development s will lead to a 
material level of increased usage.  Contributions would be functionally 
and geographically linked to improvement schemes. 
 

 Public Art 
  
11.11.4 Public art integrated with buildings and landscape is an important cultural 

asset that can enhance and enliven the local enviro nment. The Arts 
Council endorsed ‘Percent for Art’ in 1988 as an im portant means to 
integrate the work of artists into the planned deve lopment of public space. 
 

11.11.5 When provided as part of a development, public art should be fully 
integrated into that development and complement its  overall objectives. It 
should be appropriate to the scheme and its locatio n, both in terms of 
public usage and design context. The work should al so be clearly visible 
by the public, preferably also publicly accessible and should remain on site 
permanently or for an agreed period of time. 
 

11.11.6 The work is likely to be commissioned and created s pecifically for the 
development. It can take a wide variety of forms su ch as paintings, 
sculpture, murals, floor designs, memorials, street  furniture and temporary 
work such as performance arts or installations. Mat erials and processes 
can involve woodwork, stone carving, metalwork, pai nting, glasswork, 
lighting, photography and textiles. 
 

11.11.7 It is unlikely that structure or works located with in the public highway will 
be considered eligible, as the Highway Authority wi ll not normally accept 
the maintenance liability for such works. 
 

11.11.8 The preferred method for securing public art will b e as part of the design 
process and incorporated in the submitted planning application, where the 
public art can be secured by condition. An applican t could however also 
agree to a planning obligation to provide public ar t on site up to a certain 
value, in accordance with the Council’s proposed st andard charge. 
Exceptionally, a planning obligation for an off-sit e contribution will also be 
acceptable, but there must, in these circumstances,  be a known 
opportunity for public art provision in the localit y to which the contribution 
would be earmarked. 
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Table 28: Public Art  
 
Type of facility for which 
provision may be needed 

Piece of public art on development site or contribu tions to commission piece 
of art or art project on site. Exceptionally, contr ibutions towards off-site works 
in the locality will be considered. 
 

Current policy/guidance on 
the issue 

Adopted Development Management Policy DM5. 
RSS Policy C1 
 

Geographical areas where 
known issues 

Applies across the former Mid Bedfordshire area. 
 

Basis of assessing 
need/contributions 

Contribution per dwelling of £200 adopted in Decemb er 2004 after index 
linking now £221.  
Needs for new public art on large developments of 1 00 or more dwellings will 
be assessed on a case-by-case basis using £221 per dwelling.  
 
Commercial development will be expected to contribu te at a rate of £1 per sq. 
metre for 1000 sq. metres or above. See Annex 16 of  Background Paper. 
  

Current cost guidelines £221 per dwelling for residential 
£1 per square metre for commercial development 
 

Threshold/type of 
development which may 
trigger need 

New residential development of 100 dwellings or mor e and large scale 
commercial development such as significant new reta il development or 
business/industrial parks of 1000 sq. metres or mor e.  
 

 
Charging Method 
 
Standard Charge for new residential developments of  100 or more dwellings  is: £221 per 
dwelling 
Derived Charges are: 
1 Bedroom 2 Beds 3 Beds 4 Beds 5 Beds 6 Beds 7+ Beds 

£120 £175 £239 £295 £332 £359 £405 
 
Standard Charge for new commercial/retail developme nt of 1000 sq. metres or more is: 
£1 per sq. metre 
 
The determination of whether public art should be p rovided on or off-site will be determined 
on a case-by-case basis. 
 

 
 

 CCTV 
  
11.11.9 ‘Safer Places: The Planning System and Crim e Prevention’ guide 

(ODPM 2004) states that the prevention of crime and  consideration of 
community safety are matters that local planning au thorities should 
consider in planning for new development. It also s tates that planning 
applications should demonstrate how crime preventio n measures have 
been considered and that this should form part of t he applicant’s design 
statement submitted with an application. The Secure d by Design award 
scheme is promoted by Bedfordshire Police as a mean s to achieve 
some of the aims of safer places. Applicants are ad vised to consult with 
the Council’s Community Safety team before submitti ng an application. 
 

11.11.10 The provision of CCTV may be identified as  a need from the outset of a 
large scale development including residential but p articularly mixed use 
schemes and those incorporating entertainment and l eisure venues, 
commercial or retail. Other isolated areas may also  require CCTV. All 
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these cases will be looked at on an individual basi s. Where it is felt 
necessary as a consequence of development, the prov ision of or a 
contribution towards CCTV will be required.  This will include the cost 
of the equipment, its initial set up, linking to th e control centre and 
annual maintenance/running costs over an agreed per iod of time, 
usually 5 years. 
 

11.11.11 Where it is agreed that CCTV is required, developers will be expected to 
lay the necessary cabling and connections at the ou tset. This will avoid 
unnecessary disruption to local residents when came ras are installed 
and linked to the control centre. An indication of costs for CCTV 
cameras and annual maintenance/running costs is att ached at Annex 
17 of the Background Paper. 
 

12.0 Summary of Obligations to be Sought for Reside ntial Development 
  
12.1 Table 29 below confirms those matters subject to standard charges for 

residential development by dwelling sizes. Appendix  1 shows an overall 
position including non-residential development. 
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 7+ Bed 

£14216 

£1316 

£372 

£15904 

£856 

£1100 

£1041 

£59 

£2200 

£620 

£2860 

£1333 

£427 

£4620 

£2803 

£1263 

£4066 

£827 

£106 
 

£251 

£13 

£1197 

£19 

£46 

£380 

£405 

£30313 

6 Bed 

£12601 

£1167 

£330 

£14098 

£759 

£976 

£923 

£53 

£1952 

£549 

£2535 

£1181 

£379 

£4095 

£2485 

£1120 

£3605 

£733 

£94 

£223 

£11 

£1061 

£19 

£46 

£336 

£359 

£26879 

5 Bed 

£11632 

£1077 

£305 

£13014 

£701 

£900 

£852 

£49 

£1801 

£507 

£2340 

£1091 

£350 

£3760 

£2294 

£1034 

£3328 

£677 

£87 

£206 

£11 

£981 

£19 

£46 

£311 

£332 

£24821 

4 Bed 

£10339 

£957 

£271 

£11567 

£623 

£800 

£757 

£43 

£1600 

£451 

£2080 

£969 

£311 

£3360 

£2039 

£919 

£2958 

£601 

£77 

£183 

£9 

£870 

£19 

£46 

£276 

£295 

£22065 

3 bed 

£8400 

£778 

£220 

£9398 

£506 

£650 

£615 

£35 

£1300 

£366 

£1690 

£788 

£252 

£2730 

£1656 

£746 

£2402 

£489 

£63 

£148 

£8 

£708 

£19 

£46 

£224 

£239 

£17938 

2 bed 

£6138 

£568 

£161 

£6867 

£370 

£476 

£449 

£26 

£951 

£268 

£1235 

£576 

£184 

£1995 

£1210 

£545 

£1755 

£357 

£46 

£108 

£6 

£517 

£19 

£46 

£164 

£175 

£13127 

1 bed 

nil 

nil 

nil 

nil 

£253 

£326 

£308 

£18 

£652 

£183 

£845 

£394 

£126 

£1365 

£828 

£373 

£1201 

£244 

£31 

£74 

£4 

£353 

£19 

£46 

£112 

£120 

£4304 

 

 

 

£8675 

£467 

 

 

 

£1200 

£338 

 

 

 

£2520 

 

 

£2218 

 

 

 

 

£653 

£19 

£46 

£207 

£221 

£16564 

Generic Average 

£7754 

£718 

£203 

£600 

£568 

£32 

Sub total 

 

£1560 

£727 

£233 

£1529 

£689 

£451 

£58 

£137 

£7 

 

 

 

 

Details 

Mainstream 

Early Years 

Children's Centres 

Sub total 

Cycle network only 

Primary (total) 

Secondary 

Mental 

 

 

Children’s Play 

Outdoor Sports 

Informal space 

Sub total 

Green Infrastructure  

Forest of Marston  V.  

Sub total 

Community Halls 

Library Equipment 

Library Buildings 

Cemeteries 

Sub total 

Information packs 

 

Police only 

Public Art only 

Table 29 Obligation 

Education 

 

 

 

Transport 

Health 

 

 

 

Indoor Leisure 

Open Space 

 

 

 

Green Infrastructure  
& Marston Vale 

Community Facilities 

Community Cohesion

Waste Management 

Emergency Services 

Public Realm 

Total per dwelling assuming all charges 
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13.0 The Drafting and Completion of Legal Agreement s 
  
13.1 Pre-application discussions with a Planning Of ficer and other relevant 

parties are strongly recommended before a planning application is 
submitted. This will help establish the likely head s of terms and other 
planning requirements and ensure delays in register ing and processing 
applications are avoided. The Council will seek to ensure that planning 
obligations are dealt with as quickly and effective ly as possible. The 
Council’s current procedures for assessing applicat ions and concluding 
planning obligations are set out in the Council’s S 106 Procedure Guide. 
 

13.2 The Council expects planning applications to b e determined within the 
timescales set by Government. These targets are as follows: 
 

• Major applications: 13 weeks 
• Minor and other applications: 8 weeks 

 
13.3 To help meet these targets, the Council will r equire that certain information 

is provided with a planning application where eithe r a Unilateral 
Undertaking or an agreement under S106 of the Town and Country 
Planning Act 1990 is expected. The checklist below sets out the scope of 
the information required by the Council in order to  validate an application for 
planning permission 
 

 Checklist: 
  
  

i. Proposed heads of terms (the main aspects) of a S106 legal 
agreement, or unilateral undertaking or a justifica tion for non-
compliance with the standard charges; 

 
ii. Proof of owners’ Title. All the owners of the s ite will need to enter into 

the agreement. If the land is registered, this will  be by recent office 
copy entries. If it is unregistered, an epitome of title should be 
provided; 

 
iii. Names and addresses of any charges, lessees, m ortgages or other 

holders of security on the land, as all parties wit h an interest in the 
land. 

 
iv. A solicitor’s undertaking to pay the Council’s reasonable legal costs 

in connection with the negotiation and preparation of the legal 
agreement/unilateral undertaking; 

 
v. Contact details if there is a solicitor acting o n behalf of the applicant. 

 

 
Part C:  Council Procedures for Securing and Delive ring Planning 
Obligations  
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13.4 The checklist was adopted by the former Mid Be dfordshire District Council 
as a direction under Regulation 4 of the Town and C ounty Planning 
(Applications) Regulations 1988 and section 62 of t he Town and Country 
Planning Act 1990 (as amended). Once adopted, failu re to submit the 
information required by this Direction may result i n an application being 
treated as invalid under Article 5(4) of the Genera l Development Procedure 
Order 1995 (as amended).  
 

13.5 Should the Council regard an application as in valid because the applicant 
has failed to provide the necessary information, th e Council will write to the 
applicant explaining this and asking them to supply  the information. The 
Council will acknowledge but not register the appli cation until the 
information is supplied or written justification is  provided as to why it is not 
appropriate in the particular circumstances. 
 

13.6 Where an application is registered and the app licant fails to supply the 
necessary information within a reasonable period of  21 days, then the 
Council may decide to refuse permission because the  appropriate 
mitigation cannot be provided in accordance with th is SPD. 
 

13.7 A timetable for completion of the legal agreem ent will be forwarded to the 
applicant following registration of the application . If a planning agreement or 
unilateral undertaking has not been completed withi n the appropriate time 
period and it is believed there has been an unreaso nable delay, planning 
permission will be refused on the basis that planni ng obligations have not 
been entered into. A revised timetable may be agree d if a delay is 
considered by the Council to be unavoidable. 

  
14.0 Template Agreement 
  
 In order to ensure a consistent approach to develo pments within the district, 

the Council will seek to use a standard form of leg al agreement in dealing 
with all planning obligations.  A copy of the Counc il’s template agreement is 
available on request. 
 

15.0 Costs of Preparing and Monitoring Legal Agreem ents 
  
15.1 Draft legal agreements will normally be prepar ed by the applicant’s solicitor. 

The Council’s solicitor will then conclude the agre ement. Whether the 
Council initially prepares the legal agreement, or it is drafted by the 
applicant’s solicitor, the Council will expect to r ecover the full costs of 
preparing and/or concluding the agreement. Where pa ragraph 15.2 iv 
applies, the Council will require an undertaking fr om the solicitor acting on 
behalf of the applicant to pay the Council’s legal costs for preparing a legal 
agreement regardless of whether it is completed. Th e undertaking should 
be given in the sum of £2000 for the Council. If ne gotiations exceed this 
amount, the applicant will be notified that the und ertaking should be 
increased to reflect the additional costs. The lega l fee will be collected at 
the time of entering into an agreement (i.e. the po int at which the 
agreement is signed and sealed on the grant of plan ning permission). If 
planning permission is not granted no fees will be due. 
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15.2 The Council will charge applicant’s to cover t he legal costs of concluding 

legal agreements and unilateral undertakings. Fees will apply as follows: 
 

i. Unilateral undertakings:      £310 
 

ii. S106 agreements where only standard charges app ly: £310 
 

iii. Standard S106 Agreements:    £620 
 

iv. S106 Agreements for large-scale schemes (genera lly in excess of 50 
dwellings or 2000 sq.m commercial floorspace): indi vidual basis. 

 
15.3 Applicants should note that the current hourly  costs of Central Bedfordshire 

Council’s solicitor is £96 per hour.  This is revis ed annually as part of the 
Council’s review of charges. More complicated legal  agreements may 
however be concluded on the Council’s behalf by ext ernal solicitors or 
lawyers. Where this is so, rates of costs will be n otified to the applicant in 
advance. 
 

15.4 The Council will also expect applicants to pay  towards the costs of 
administering and monitoring planning obligations o nce entered into. 
Administration/monitoring is charged at a rate of £ 25 per hour. Fees will 
apply as follows: 
   

i. Unilateral undertakings:      £175 
 

ii. S106 agreements where only standard charges app ly: £175 
 

iii. Standard S106 Agreements:    £350 
 

iv. S106 Agreements for large-scale schemes (genera lly in excess of 50 
dwellings or 2000sq.m commercial floorspace) ndivid ual basis, 
based upon the cost of £175 per trigger point inclu ded in the 
agreement. 

 
16.0 Timing and Phasing of Payments 
  
16.1 The provision of infrastructure and the timing  of payment of contributions 

will be negotiated on an individual basis for large  developments. This may 
involve a phased programme of payments, which will include development 
completion/occupancy trigger points. 
 

16.2 Applications involving a unilateral undertakin g or a straightforward s106 
agreement for smaller developments (e.g. 10 dwellin gs) will be expected to 
pay contributions prior to commencement of developm ent. 
 

16.3 Interest will be payable if contributions are not paid to the Council at the 
agreed time. This will be 4% above the Bank of Engl and base rate. This is 
in addition to any index linking. 
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16.4 All contributions will be paid to the Council in the first instance unless 
specifically stated in the agreement.  The Council will pass on any 
contributions intended for release to, or spending by another organisation in 
accordance with the requirements of the agreement. 
 

16.5 The originator of the planning obligation will  also be required to advise the 
Council if a site is sold on with the benefit of th e planning permission and 
obligation. Where part of a development site is sol d on, the original 
developer who entered the agreement is liable for f ulfilling the obligation 
unless clear documentary evidence is provided to th e Council to the 
contrary. 
 

17.0 Index Linking of Contributions 
  
17.1 The commencement of development may not take p lace immediately 

following completion of the legal agreement. Conseq uently, all contributions 
will be index linked to ensure that their value sta ys in line with inflation and 
reflects changes in costs. Details of indices are c ontained in the 
Background Paper. It is intended that all contribut ions within the Strategy 
will be updated annually or at least biennially to reflect current costs. 
 

17.2 Unless otherwise stated in the Background Pape r, index linking will be from 
October 2007 as this is the date of most of the bas e calculations. A range of 
index linking calculations will be used, relevant t o the type of contribution, 
the main ones being the Retail Price Index (RPI) an d the Building Costs 
Information Service (BCIS) Public Sector Quarterly Building Price and Cost 
Indices. 
 

18.0 Bonds 
  
18.1 Bonds will be required where a developer inten ds to carry out work 

themselves instead of payment of contributions to t he Council. For 
example, building a community building agreed as pa rt of the development 
proposed. The bond sum can then be drawn upon by th e Council to provide 
the facility if the works are not carried out as ag reed. 
 

18.2 Bonds will also be required where for example;  the development is funding 
a school, where development is staged and not all i n place prior to contract 
being let. 
 

19.0 Viability 
     
19.1 The purpose of this SPD is to provide develope rs with information on the 

planning obligations likely to be required in assoc iation with new 
development at the earliest stage, so that obligati on costs may be factored 
into negotiations on land acquisition.  Where a dev eloper considers that the 
requirements of the Council would have a significan tly harm the viability of a 
proposal, the onus will be on the applicant to demo nstrate this. 
 

19.2 In instances where it is necessary to appoint an independent valuation 
advisor to assess the submitted viability evidence,  the costs will be met by 



Planning Obligations Strategy SPD 
Consultation Draft September 2009 

 55 

the applicant.  Proven impact on the viability of t he scheme will be a 
material consideration in the assessment of the pla nning application. 
 

20.0 Monitoring, Enforcement and Expenditure 
  
20.1 Planning obligations will be monitored to ensu re that they are being 

undertaken or paid at the agreed times.  If there i s a failure to comply, the 
Council will take appropriate enforcement action an d full cost recovery will 
be sought.  
  

20.2 Financial contributions will normally be ring- fenced to be spent on specific 
projects. The spending/release of financial contrib utions will be monitored to 
ensure that contributions are spent by the Council and other relevant 
organisations as required by the agreement. Monitor ing information will be 
presented in the Council’s annual LDF Monitoring St atement each year. 
 

21.0 Repayment of Unused Contributions 
  
21.1 Contributions that have not been spent or rele ased to another organisation 

for spending within 10 years of the date of receipt  by the Council (or a 
longer term if stated in the legal agreement) will be returned to the 
developer. Contributions received by the Council wi ll be held in interest 
bearing accounts, with interest paid to the develop er on return of the 
contribution. Where contributions are made by Unila teral Undertaking there 
is no provision for repayment. 
 

22.0 Applications to Discharge or Vary a Planning O bligation 
 

22.1 In exceptional cases, where an agreement has b een entered into and a 
change in circumstances has resulted in the inabili ty for an obligation to be 
carried out, applicants can apply for an obligation  to be discharged or 
varied. An application to discharge or vary a plann ing obligation will only be 
agreed by the Council if it can be fully justified and is a last resort. This 
situation may arise where an anticipated need for a  particular facility at the 
time of the grant of planning permission is no long er required. The variation 
or discharge of obligations will not be used as a m eans for developers to 
backtrack on obligations agreed where needs as a re sult of development 
still arise. 
 

23.0 Commuted Sums for Maintenance of Facilities Se cured through 
Planning Obligations 

  
23.1 Where certain facilities are secured by planni ng obligations associated with 

the new development permitted, the Council will req uire commuted sums to 
be paid in respect of the initial maintenance of th ose facilities. The 
maintenance period covered will often be 20 years ( e.g. for open space). 
Commuted sums will be calculated using current main tenance contract 
prices and will be index linked. Details of the Cou ncil’s current commuted 
maintenance requirements are available on request.    
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