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PLANNING POLICY CONTEXT - FRAMEWORK OF 
STRATEGIC POLICIES FOR FELMERSHAM & RADWELL 

1. Introduction 
 
1.1 Neighbourhood planning comes with certain rules. Two of the key requirements of a 

Neighbourhood Plan are for it to have regard to national policy and guidance and for 
it to be in general conformity the strategic policies of the Local Plan. The latter does 
not require absolute conformity but it should adhere to the direction of the policies of 

the Local Plan and support their implementation.  
 
1.2 The key policies, at this stage, that will likely frame the development of the 

Felmersham & Radwell Neighbourhood Plan are set out below: 
  
2. National Planning Policy Framework (NPPF) - March 2012 
 
2.1 The National Planning Policy Framework (NPPF) sets out the Government’s 

planning policies and priorities. It is the overarching policy document that guides plan 
making. As a statutory part of the development plan (i.e. a set of policies that will be 
used to determine planning applications) Neighbourhood Plans need to accord with 
the policies within the framework. 

 
2.2 As an overview, Paragraphs 183 to 185 of the NPPF set the context for 

Neighbourhood Plans: 
 

183.  Neighbourhood planning gives communities direct power to develop a shared 
 vision for their neighbourhood and deliver the sustainable development they 
 need. Parishes and neighbourhood forums can use neighbourhood planning to: 
 

 set planning policies through neighbourhood plans to determine decisions on 
planning applications; and 
 

 grant planning permission through Neighbourhood Development Orders and 
Community Right to Build Orders for specific development which complies with 
the order. 
 

184.  Neighbourhood planning provides a powerful set of tools for local people to 
 ensure that they get the right types of development for their community. The 
 ambition of the neighbourhood should be aligned with the strategic needs and 
 priorities of the wider local area. Neighbourhood plans must be in general conformity 
 with the strategic policies of the Local Plan. To facilitate this, local  planning authorities 
 should set out clearly their strategic policies for the area and ensure that an up-to-
 date Local Plan is in place as quickly as possible.  Neighbourhood plans should reflect 
 these policies and neighbourhoods should plan positively to support them. 
 Neighbourhood plans and orders should not promote less development than set out in 
 the Local Plan or undermine its strategic policies. 
 
185.  Outside these strategic elements, neighbourhood plans will be able to shape and 
 direct sustainable development in their area. Once a neighbourhood plan has 
 demonstrated its general conformity with the strategic policies of the Local Plan and is 
 brought into force, the policies it contains take precedence over existing non-strategic 
 policies in the Local Plan for that neighbourhood, where they are in conflict. Local 
 planning authorities should avoid duplicating planning processes for non-Strategic 
 policies where a neighbourhood plan is in preparation. 

 



2.3 When developing policies, the Felmersham & Radwell Neighbourhood Plan must 
take the following paragraphs of the NPPF into account in particular. Wherever 
possible, the plan should: 

 
 Paragraph 14: Support the presumption in favour of sustainable development. This 

means that they should plan positively to help meet the development needs of their 
area. The presumption means that development proposals that accord with the 
development plan, that will include any adopted neighbourhood plans, should be 
approved without delay. 

 
 Paragraph 16: Support the strategic development needs set out in the Bedford 

Borough Core Strategy and Rural Issues Plan (part of the collective current ‘Local 
Plan’ for the Borough) and plan positively to support local development. 

 
 Paragraph 16: Where relevant, identify opportunities to use Neighbourhood 

Development Orders to enable developments that are consistent with the 
neighbourhood plan to proceed. 

 
 Paragraph 17: Make every effort to objectively identify and then meet the housing, 

business and other development needs of the area, and respond positively to wider 
opportunities for growth. 

 
 Section 1: Help build a strong, competitive economy through supporting the 

provision of jobs and existing employment whilst delivering the infrastructure needed 
to allow the area to prosper. 

 
 Section 3: Support a prosperous rural economy by taking a positive approach to 

sustainable development including the expansion of existing businesses, 
opportunities for rural diversification, the promotion of rural tourism where 
appropriate and the retention and development of local service and community 
facilities such as local shops, meeting places, sports venues, cultural buildings, 
public houses and places of worship. 

 
 Paragraph 37: Promote sustainable transport by helping to minimise journey 

lengths. 
 
 Section 6: Boost the supply of housing and help deliver a wide choice of high quality 

homes. This will primarily involve ensuring that the plan supports the housing 
objectives set out in the Core Strategy and Rural Issues Plan and helps facilitate the 
minimum level of development required within the Parish with regards to housing 
delivery, whilst also seeking to identify and meet locally specific needs within this 
overall figure. 

  
 Paragraph 58: Develop robust and comprehensive policies that set out the quality of 

development that will be expected in the area. Such policies should reference the 
character of the local area as well as any constraints that exist in relation to the 
development of specific sites. 

 
 Paragraph 70: Promote healthy communities by planning positively for the provision 

and use of shared space and community facilities and guard against the loss of 
valued community facilities and services. 

 
 Paragraphs 73-75: Seek to both manage and protect existing important open space 

and rights of way. 
 



 Paragraphs 76-78: Consider the protection of locally important areas of open space 
as Local Green Space. 

 
 Section 10: Meet the challenge of climate change and flooding through the 

provision of policies that don not exacerbate existing environmental issues, take 
account of environmental constraints (such as flood plains) and promote 
environmentally friendly development. 

 
 Section 11:  Help contribute to and enhance the natural and local environment by 

minimising impacts on biodiversity, ecological designations, the character of valued 
landscapes and seeking net gains in biodiversity. 

 
 Section 12: Help conserve and enhance the historic environment.  

 
 Paragraph 173: Support the delivery of the Local Plan by ensuring that any new 

policies continue to ensure that development is not only sustainable but also viable 
and deliverable. To ensure viability, the costs of any requirements likely to be 
applied to development, such as requirements for affordable housing, standards, 
infrastructure contributions or other requirements should, when taking account of the 
normal cost of development and mitigation, provide competitive returns to a willing 
land owner and willing developer to enable the development to be deliverable. 

 
2.4 The plan must demonstrate that it has taken account of the policies set out above. 

Other policies within the NPPF may become applicable as and when the objectives 
of the plan are finalised. 

 
3. National Planning Practice Guidance (NPPG) 

 
3.1 On 6 March 2014 the Government launched their online planning resource known as 

the National Planning Practice Guidance (NPPG). This replaced a number of older 
guidance notes and complements the NPPF.  

 
3.2 The new NPPG is not intended to provide further policy, but instead is meant to help 

clarify issues relevant to the planning regime. It does comprise guidance that should 
be referred to when translating the intentions of the NPPF. The NPPG provides 
guidance around plan making, decision taking and the consideration of planning for 
sustainable development amongst other matters. 

 
3.3 The key provisions of the NPPG, with regard to the scope of Neighbourhood Plans, 

are as follows: 
 

 Paragraph 040: Neighbourhood Plans must be developed with the support of 
proportionate but robust evidence that directly explains the policies of the plan and 
their intention. Where available, Plans can call upon existing published evidence 
held by the Local Planning Authority (LPA). 

 
 Paragraph 041: Neighbourhood Plan policies should be clear and unambiguous. 

They should lead to certainty and consistency in decision making. 
 
 Paragraph 042: Neighbourhood Plans have the power to allocate sites for 

development. The NPPG recommends that, in advance of this, qualifying bodies 
should undertake an appraisal of options and sites against clearly identified criteria. 

 



 Paragraphs 043 and 044: In the event that both a qualifying body and LPA are 
seeking to allocate sites in their respective plans, it is important that both parties 
work closely together to identify a strategy that achieves the best mutual outcome. 
Neighbourhood Plans can allocate different sites to those already identified in the 
development plan although this process must be accompanied by very robust 
evidence that these decisions are justified and will not impact on the strategic 
objectives of the area. 

 

 Paragraph 045: A Neighbourhood Plan may want to consider the provision of 
infrastructure if there is a specific requirement to do so in support of locally planned 
development. 
 

3.4 The NPPG includes additional guidance setting out the relationship of 
Neighbourhood Plans with sustainability appraisal and the processes that they must 
adhere to. It also provides a wider suite of guidance explaining the plan making 
process and their required conformity with the basic conditions tests. Other 
paragraphs of the NPPG may also be of relevance (such as around environmental 
protection, employment land supply, retail etc) depending on the scope of the plan. 

 

4. The Bedford Borough Core Strategy and Rural Issues Plan (CSRIP) - April 2008 
 

4.1 In addition, Neighbourhood Plans must be in general conformity with the strategic 
policies of the adopted Local Plan. At the present moment in time they are contained 
within the Core Strategy and Rural Issues Plan (CSRIP), adopted in April 2008.  

 

4.2 Currently, considering the likely aspirations of the village and its role in the 
settlement hierarchy of the Borough, it is considered that the key up-to-date strategic 
policies applicable to the Plan are as follows: 

 

 

4.3  Policy CP7 accords with the guidance of the NPPF in that it seeks to ensure 
development meets the needs of all sectors of the community. In the event that new 
housing is planned for Felmersham & Radwell, an appropriate mix will be expected. 

 

 



4.4 Policy CP8 clearly sets out an expectation that any sites to be allocated in 
Felmersham & Radwell of 3 dwellings or more would have to provide for 30% 
affordable housing on site. It had been envisaged that this figure would provide a 
starting point for discussions – the Plan may seek to recommend a different outcome 
if greater or lesser levels of affordable housing are required locally. 

 

4.5 Recent changes have, however, been made to National Planning Policy Guidance 
following consultation by the Government in 2014 on a range of proposals aimed at 
reducing the burden of developer contributions on small-scale developers, custom 
and self-builders with the aim of increasing housing supply. This includes changes to 
affordable housing contributions in rural areas. The Government has now set out its 
response to the consultation and amended National Planning Policy Guidance 
effective from 1 December 2014.  

 

4.6 The changes in relation to affordable housing include: 
 

 A national policy threshold beneath which affordable housing contributions 
should not be sought of ten-units or less (and which have a maximum combined 
gross floor space of no more than 1,000 square metres). This is also to be 
applied to residential extensions and annexes. 

 

 For designated rural areas under Section 157 of the Housing Act 1985, which 
includes national parks and areas of outstanding natural beauty, authorities may 
choose to implement a lower threshold of 5-units or less, beneath which 
affordable housing and tariff style contributions should not be sought. Payment of 
affordable housing and tariff style contributions on developments of between six 
to ten units should also be sought as a cash payment only and be commuted 
until after completion of units within the development. This will not apply in 
Bedford Borough as there is no such designated status. 

 

 Rural exception sites would be exempted from the affordable housing threshold 
introduced which, subject to the local area demonstrating sufficient need, remain 
available to support the delivery of affordable homes for local people. 

 

4.7 In relation to the impact on existing Bedford Borough Council policy, the guidance 
that has been issued has identified that the 10 dwelling threshold will over-ride Policy 
CP8 of the Core Strategy and Rural Issues Plan. The Council currently seeks 30% 
affordable housing on proposals of 3 or more dwellings in villages with a population 
of less than 3,000. On these small sites affordable housing policy is normally met by 
making a contribution rather than provision of dwellings as Affordable Housing 
Providers are reluctant to manage isolated properties.   

 

4.8 The Council will no longer be able to seek affordable housing on sites of between 3 
and 10 units unless the total floor space of the units combined is more than 1000 
square metres. (Note: the average size of a dwelling in the Borough is 90 square 
metres but in the rural villages, where the policy applies, dwellings are usually 
considerably larger and the floor space cap may be exceeded for developments of 
less than 10 dwellings). 

 

4.9 The changes mean that a developer wishing to build up to 10 dwellings in one of the 
Borough’s smaller villages would only have to contribute towards affordable housing 
if the floor space cap of 1000 square metres was exceeded. Whilst this might 
encourage some builders to build smaller homes, the premium has always been in 
relation to larger dwellings in the rural areas and it is likely that builders would 
continue to propose a smaller number of larger houses.  



4.10 The current policy of Bedford Borough Council is to base affordable housing 
requirements on the net increase in dwellings where a development involves 
demolition of a dwelling which has been occupied in the last 12 months. This 
approach would continue to be applied.  

 

 
 
4.11 The job target for the Borough is set out in Policy CP10. Whilst the total set out in 

Policy CP10 is Borough wide and strategic in nature, the key message to 
Felmersham & Radwell is that job creation should be supported in the Parish where 
viable and necessary. 

 

 

 

 

 

 

 

 

 

 
 

4.12 Similarly to Policy CP10, Policy CP11 operates at a strategic level and deals with the 
Borough wide management of employment land. The Neighbourhood Plan should, 
however, be aware of its potential role in managing any employment land that falls 
within the Parish boundary. 

 



4.13 In line with Policy CP12, Felmersham & Radwell currently has a Settlement Policy 
Area. It is illustrated on the map below: 

MAP 1 - FELMERSHAM & RADWELL SETTLEMENT POLICY AREA 
 

 



 

 

 

 

 

 

 
 
 

4.14 Policies CP13 and CP14 seek to manage the delivery of development in the rural 
area, using the defined Settlement Policy Area as a tool to control growth. It should 
be noted that, since Policy CP13 was drafted, the national policy contained in PPS7 
has since been replaced by the NPPF. Similarly, however, the NPPF provides policy 
on the appropriate types of development that can be planned for in the open 
countryside. Policy CP14 complements this guidance by confirming the types of 
development that should sustainably be planned for in rural settlements that are not 
Key Service Centres, such as Felmersham & Radwell. Generally, both Policies 
CP13 and CP14, along with the NPPF, seek to ensure that communities can identify 
and meet local development needs through the use of neighbourhood plans. 

 

 
 
 

4.15 Policy CP16 sets a strategic target for the rural area of 1,300 dwellings by 2021. 
Bedford Borough Council’s monitoring indicates that this target was actually met by 
September 2012. Whilst technically there is no outstanding strategic housing 
requirement in the rural area under the policies of the adopted CSRIP it is an 
expectation of the NPPF that ‘sustainable’ development will continue to come 
forward. It should also be anticipated that the next iteration of the Local Plan will 
‘reset’ the rural target necessitating the delivery of additional housing in the rural 
area up until 2032. What this does mean for Felmersham & Radwell, in the interim, 
is that the prerogative of the Parish should be to plan for the level of development 
required to help meet local needs (in line with Policy CP14 and the NPPF). 



 

 

 

 

 

 

 

 
 
 

4.16 Specifically, Policy CP18 seeks to prevent the material loss of rural shops, services 
and community facilities – demolition, change of use, etc. More broadly, it is 
considered that the policy lends support to other initiatives that may seek to bolster 
the viability and levels of use of existing facilities and the introduction of additional 
services and infrastructure. 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 

4.17 Green space and green infrastructure plays a key part in the retention of the 
character of rural settlements, such as Felmersham & Radwell. Policy CP22 seeks 
to ensure that both the retention and enhancement of local green space and green 
infrastructure is a foremost consideration if and when new development is planned 
for in the village. 

 
4.18 There is also a further policy included in the recently adopted Allocations and 

Designations Local Plan (July 2013) of relevance to Felmersham & Radwell. New 
policy AD40 (below) replaces old policy H25 of the Local Plan 2002 with regard to 
the management of important open space in the village. 



 

 

4.19 Reference has been made (at 2.3 above, paragraphs 76-78) to the introduction by 
the NPPF of a new form of special protection for green areas; this is in addition and 
is a different designation to the existing urban open spaces and village open spaces 
contained in the Allocations and Designations Local Plan 2013. The Local Green 
Space designation is more restrictive and the NPPF states that Local Green Spaces 
can only be designated when a plan (Local Plan or  Neighbourhood Plan) is 
prepared or reviewed and must be capable of enduring beyond the plan period. As 
the Borough Council is currently preparing its Local Plan for the period to 2032, 
Parish Councils have been invited to consider designating land in its area as a Local 
Green Space for inclusion in the Local Plan 2032. The criteria for designating a 
Local Green Space are as follows:  

 

 Where green space is in reasonably close proximity to the community it serves; 

 Where the green area is demonstrably special to a local community and it holds 
a particular significance, for example, because of its beauty, historic significance, 
recreational value (including as a playing field), tranquillity or richness of its 
wildlife; and 

 Where the green area concerned is local in character and is not an extensive 
tract of land. 

 

4.20 The NPPF states that Local Green Space designation will not be appropriate for 
most green areas or open spaces. There is no criterion to guide or restrict the 
location of the Local Green Space but the NPPF states that it is to be in reasonably 
close proximity to the community it serves. This would normally be within easy 
walking distance which other planning policies suggest would be around 300 metres. 

 

4.21 The CSRIP and Allocations and Designations Plan include additional policies that in 
time may be of relevance to Felmersham & Radwell depending on the scope of the 
Plan. Additionally, it should be noted that Bedford Borough are currently in the 
process of reviewing their planning policies with a view to producing the new Bedford 
Borough Local Plan 2032. Whilst this replacement Plan is at a very early stage, and 
there is no clear policy direction, it is not possible to provide clarity on what 
implications the new plan may have for Felmersham & Radwell. As a matter of best 
practice, however, it should be the intention of the Parish Council to work closely 
with Borough officers as both the Borough Council and its own Plans ‘emerge’ to 
ensure that they complement each other for the period up until 2032. 


