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1. INTRODUCTION 
 
1.1 This Supplementary Planning Document (SPD) provides guidance on the 
use of planning obligations in Hillingdon, for all those involved in the submission 
and determination of planning applications. The document provides greater clarity 
on the likely type and scale of planning obligations and seeks to establish a 
transparent, fair and consistent process for negotiating, securing and monitoring. 
 
1.2 The introduction of the Planning Act 2008 will result in significant changes 
to the way developments contribute towards the provision of infrastructure 
required to support sustainable growth across the borough. From April 2015 there 
will be limitations on the extent to which planning obligations can be used to fund 
infrastructure provision. Instead, the Council will seek to secure contributions 
towards infrastructure provision through the imposition of a Community 
Infrastructure Levy (CIL), which will provide a more appropriate and flexible way of 
securing contributions towards infrastructure from new developments.  
 
1.3 Despite changes to the infrastructure funding regime, Planning Obligations 
will continue to provide a valuable means of securing site specific mitigation 
required to make developments acceptable in planning terms. For example, this 
could include ensuring that developments meet site specific open space 
requirements or provide sufficient levels of affordable housing. Planning 
Obligations can continue to meet infrastructure requirements as long as they are: 

(a) necessary to make the development acceptable in planning terms;  

(b) directly related to the development; and  

(c) fairly and reasonably related in scale and kind to the development.  

 
1.4 This new version of the SPD will replace the previous s106 Planning 
Obligations SPD published in July 2008 and explains how Planning Obligations 
and CIL will operate alongside each other. Table 1 summarises how CIL and 
S106 will be used to deliver the objectives of key policies in Hillingdon’s Local 
Plan.  
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TABLE 1: PLANNING OBLIGATIONS GRID 

Local 
Plan 

Policy 
Type of Obligation 

Residential (Units) 
Non Residential 
(sqm) 

0-9 10-14 15+ <100 
100-
1000 

>100
0 

H2 Affordable housing x √ √ x x x 

T1 Travel plans x x x x √ √ 

T1 Site specific transport works 
√ calculated on site by site basis and may 
include travel plans for larger residential 
schemes 

EM8 Air quality improvements 
√ but only where there is a net increase in 
traffic based trips 

EM8 
Noise and vibration 
improvements 

x x x Dependant on nature 
of scheme 

E7 
Employment and training 
provision 

x x x √ √ √ 

BE1 
Community safety in the public 
realm 

Dependant on nature of scheme 

EM7 Environmental impacts Dependant on nature of scheme 

EM4 Open space and recreation x x √ √ √ √ 

CI1 
Community Infrastructure 
Provision 

Dependant on the nature of the scheme. Only 
large projects generating on site requirements 
should fund provision of community facilities 

through Planning Obligations  
 
1.5 Further detail of how the proposed CIL will operate alongside the retained 
system of planning obligations is explained in this document. 
 
1.6 It should be noted from the outset that the SPD does not attempt to specify 
all of the planning obligations that may be necessary to mitigate the impacts of 
every development. Other planning obligations may be required that are not set 
out in this SPD due to site specific or local circumstances.  The exact type and 
range of planning obligations, which may be sought for an individual site, will 
depend upon the particular circumstances, development proposed and its impacts 
upon the local environment, local services and facilities. 
 
1.7 This SPD will form part of the Local Plan once it is adopted, and is a 
material planning consideration for use in guiding and determining planning 
applications. In particular, this guidance is intended to supplement the policies 
and supporting text contained in the Local Plan Part 1: Strategic Policies. 
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2. LEGISLATIVE AND POLICY FRAMEWORK 
 
2.1 There are three main mechanisms available to the Council to address the 
adverse impacts of development proposals and achieve environmental 
improvements. It is expected that the majority of proposals will be subject to one 
or all of the following: 
 
Planning Conditions 

2.2 In most cases a planning permission will be subject to conditions, to ensure 
that the proposal is implemented in accordance with development plan policies 
and the scheme approved by the Council.  Conditions are also used as a 
mechanism for the provision of essential on-site design requirements. They will 
relate solely to the development and site proposed and will be implemented in 
accordance with the guidance in Circular 11/95 – The Use of Conditions in 
Planning Permissions. 
 
S106 agreements and S278 Agreements 

2.3 Planning obligations are normally entered into under Section 106 of the 
Town and Country Planning Act 1990 (as amended by the Planning and 
Compensation Act 1991). There are exceptions to this, namely s.278 agreements 
under the Highways Act 1980, which relate solely to highway works and s.299 
agreements that apply to Crown and Duchy land.  
 
2.4 The legislation enables a planning obligation to be entered into either by 
means of a unilateral undertaking by a developer or by an agreement between a 
developer and a local authority.  A planning obligation is a legally binding 
agreement or undertaking by a developer to undertake works or to meet costs in 
connection with their development to enable it to become acceptable in planning 
terms.  It should be used for measures that cannot be secured by imposing a 
planning condition or by other statutory means.  They can be positive, i.e. 
requiring provision of a specific benefit(s), or negative, i.e. restricting the use of 
land in a specific way.  However it should be emphasised that the offer of 
contributions in themselves will not make an inherently unacceptable proposal 
permissible.  Now will obligations be reasonable nor should they be required on 
what is, in planning terms, an acceptable proposal.   
 
2.5 The 2010 CIL Regulations introduced limits on the use of planning 
obligations.  ‘A planning obligation may only constitute a reason for granting 
planning permission for the development if the obligation is: 

(a) necessary to make the development acceptable in planning terms; 

(b) directly related to the development; and 

(c) fairly and reasonably related in scale and kind to the development. 
 
Section 278 Agreements 
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2.6 Agreements to authorise work on the public adopted highway network are 
made under section 278 of the Highways Act 1980, as amended by section 23 of 
the New Roads and Street Works Act 1991. These agreements facilitate works 
that have been identified and determined as necessary for planning permission to 
be granted. This SPD does not specify the circumstances in which a S278 
agreement will be required. Requirements for S278 agreements will be identified 
separately, although often alongside the negotiation of the S106 agreement. 
 
Community Infrastructure Levy (CIL) 

2.7 The Community Infrastructure Levy (CIL) was introduced by the 2008 
Planning Act and came into force in April 2010 through the Community 
Infrastructure Levy Regulations 2010 (now amended by the Community 
Infrastructure Levy (Amendment) Regulations 2011 (the Regulations).   
 
2.8 Under the provisions of these Regulations local authorities are empowered 
to levy a charge for new development as a contribution towards local and sub-
regional infrastructure required to support new development. CIL will be levied in 
pounds per square metre (£/sqm) of the net additional increase in floorspace for 
development creating 100 sqm of gross floor space or more.  
 
2.9 On the local adoption of the CIL Charging Schedule, the CIL Regulations 
will restrict the local use of planning obligations to ensure that individual 
developments are not charged for the same items through both planning 
obligations and the levy.  Where a charging authority sets out that it intends to 
fund an item of infrastructure through CIL, then that authority cannot seek a 
planning obligation contribution towards the same item of infrastructure. 
 
2.10 For the avoidance of doubt it should be noted that the CIL Regulations do 
not affect either Section 38 or Section 278 of the Highways Act. Highway works 
undertaken under these provisions will continue to operate as they do at present. 
 
2.11 A charging authority may publish, on its website, a list of infrastructure 
projects or types of infrastructure that it intends will be, or may be, wholly or partly 
funded by the levy. If a charging authority does not publish a list, then this would 
be taken to mean that the authority was intending to use monies raised from the 
levy for any type of infrastructure capable of being funded by the levy, and 
consequently that authority could not seek a planning obligation contribution 
towards any such infrastructure. 
 
2.12. On the local adoption of the levy or nationally after a transitional period of 
four years (i.e. 6 April 2014), the Regulations will restrict the local use of planning 
obligations for pooled contributions towards items that may be funded by the levy.  
Pooled contributions may be sought from up to five separate planning obligations 
for an item of infrastructure that is not locally intended to be funded by the levy. 
The limit of five applies as well to types of general infrastructure contributions, 
such as education and transport. 
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2.13 For provision that is not capable of being funded by the levy, such as 
affordable housing, local planning authorities are not restricted in terms of the 
numbers of obligations that may be pooled, but they must have regard to the 
wider policies set out in Circular 5/05: Planning Obligations. 
 
2.14 On 18th November 2010, the coalition Government announced its 
intentions to amend the CIL Regulations to enable a proportion of CIL revenue to 
go to neighbourhoods and provisions for this have been made in the Localism Bill, 
which is currently going through parliament. 
 
The National Planning Policy Framework 

2.15 Paragraph 203 of the Government’s National Planning Policy Framework 
(NPPF) states that:   
 
Local planning authorities should consider whether otherwise unacceptable  
development could be made acceptable through the use of conditions or  
planning obligations. Planning obligations should only be used where it is not  
possible to address unacceptable impacts through a planning condition.’ 
 
Paragraph 204 of the NPPF goes on to state that: 
 
‘Planning obligations should only be sought where they meet all of the following 
tests: 
 
● necessary to make the development acceptable in planning terms; 
● directly related to the development; and 
● fairly and reasonably related in scale and kind to the development.’ 
 
 
2.16 Further appropriate circumstances in which planning obligations may be 
sought are highlighted in the specific chapters of the NPPF and are referred in the 
various chapters of this SPD as appropriate. 
 
The London Plan 

2.17 Policy 8.2 of the London Plan (Planning Obligations) sets criteria to be 
taken into account in the formulation of Local Plan policies and the determination 
of planning applications.  Policy 8.3 relates to the implementation of the Mayoral 
Community Infrastructure Levy.  This mechanism has been set for each of the 
boroughs and will need to be taken into account as part of the policies to set 
borough-wide Section 106 policies.  
 
  
 
Hillingdon’s Sustainable Community Strategy 

 7 



 
2.18 Hillingdon’s Sustainable Community Strategy (SCS) sets out the 
challenges and priorities facing the borough and forms the basis of the overall 
Local Plan ‘Vision’. The relevant priorities for this SPD are to: 

• Help people to lead healthier, independent lives 

• Prevent more young people from undertaking risky behaviour 

• Increase housing supply – with appropriate infrastructure 

• Reduce re-offending 

• Increase participation in sport and physical activity 

• Maintain resident satisfaction levels 

• Promote and invest in town centres 

• Increase access to employment, apprenticeships and skills 

• Maintain parks and green spaces 

• Make it easy for residents to recycle 

 
Hillingdon’s Local Plan 

2.19 The Local Plan Part 1: Strategic Policies is the key strategic planning 
document for Hillingdon and sets out a long term vision and objectives for growth 
in the borough between 2011 and 2026. While the document includes broad 
policies for steering and shaping development, it does not set detailed guidelines 
for decisions about planning applications or Section 106 agreements. 
 
2.20 The Local Plan Part 1 does however contain a range of policies related to 
items that will be delivered through the CIL and S106 agreements. Policies T1 
(Accessible Local Destinations), T2 (Public Transport Interchanges) and T3 
(North-South Sustainable Transport Links) propose measures to improve 
accessibility across the borough. Matters related to leisure and recreation and 
culture are also addressed. Policy CI1 looks specifically at community 
infrastructure provision and states that: 
 

The Council will ensure that community and social infrastructure is provided 
in Hillingdon to cater for the needs of the existing community and future 
populations by: 
 

• Resisting the loss of community facilities and where the loss of these 
facilities is justified it will seek to ensure that the resulting development 
compensates these users to ensure no net loss. 

• Supporting the retention and enhancement of existing community 
facilities. 
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• Supporting extensions to existing schools and the development of new 
schools and youth facilities. 

• Encouraging the development of multi purpose facilities that can provide 
a range of services and facilities to the community in one accessible 
location. 

• Promoting innovation in service provision and recognising that there are a 
range of modes appropriate for providing for all sections of the 
community. 

• Locating libraries, health facilities, police facilities, leisure facilities and 
community centres in town centres or other accessible locations to 
maximise community access, sustainable transport and build a sense of 
local community identity. 

• Ensuring new facilities demonstrate how they will tackle climate change, 
in line with policy EM1 

 
Hillingdon’s Unitary Development Plan 

2.21 Hillingdon’s Unitary Development Plan Saved Policies were adopted in 
2007 and provide the current basis for planning decisions in Hillingdon.  Until 
Hillingdon’s Local Plan Part 1 is formally adopted, the following sections of the 
Hillingdon Unitary Development Plan 1998 Saved Policies (September 2007) will 
also be considered as over-arching policy: 

• para. 2.76 and policy Pt 1.39 (general intentions); 

• para. 4.12 and policy EC5 (to retain ecological features); 

• para. 9.5 and policy R1 (recreational open space and play areas; 

• para. 9.15 and policy R7 (arts, culture and entertainment facilities); 

• para. 9.32 and policy R17 (recreation and community facilities); 

• paras. 10.24, 10.25 and policy LE7 (industrial, warehousing and business 
uses). 

 

Local Plan Part 2 

2.22 The Council is in the process of introducing its Local Plan Part 2, which 
comprises the Development Management Policies, Policies Map and Site 
Allocations to meet growth targets contained in the Local Plan Part 1. Once 
adopted, the policies and provisions in this plan will replace those contained in the 
UDP  

 9 



 10 



3. GENERAL PRINCIPLES AND APPROACH  
 
3.1 In the context of relevant legislation, Government guidance and local 
policies, the Council’s approach to ensuring that development addresses any 
adverse impacts as well as contributes to the environment is as follows: 

• By working with developers, the Council will seek to ensure that most 
design / mitigation requirements are delivered as part of the initial 
development proposal. 

• In cases where the initial proposal does not meet the Council’s 
objectives, planning conditions will be used to ensure that the final 
proposal meets such requirements. 

• Where a proposal is required to deliver affordable housing, in 
accordance with Local Plan Part 1 Policy H2, this will be secured 
through S106. 

• The Council will use Hillingdon’s CIL to contribute towards the provision 
of infrastructure needed to support growth. Schemes to be funded from 
CIL will be published under the 'Regulation 123' list available on the 
Council’s website. 

• In such circumstances where a proposal directly necessitates the 
provision of infrastructure to mitigate / enable development that is not 
planned for delivery through Hillingdon’s CIL or any other funding 
programme, the Council may seek a contribution through S106. 

3.2 In the context of relevant legislation, Government guidance and local 
policies, the Council’s approach to the negotiation of planning obligations is based 
on the following key principles: 

• The S106 procedures will be operated in accordance with the 
fundamental principle that planning permission may not be bought or 
sold. 

• A planning obligation will only be sought when it is material to the 
planning decision and where a particular planning obligation is required 
to make a development proposal acceptable. 

• The overall extent of the planning obligation sought will have regard to 
what is reasonable in terms of the scale of the development, its impact, 
and the requirements of the Local Plan Part 1 and any other relevant 
development plan document. 

• A planning obligation will not be sought when a planning condition may 
be more appropriately used. 

• Development which is otherwise acceptable in planning terms will not 
be refused because an applicant is unwilling or unable to agree to 
planning obligations. 
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• Unacceptable development will not be permitted because of 
unnecessary or unrelated benefits offered by the applicant and benefits, 
which exceed what is necessary to make a proposal acceptable. 

• The nature of a planning obligation likely to be required will be made 
known as early as possible in the planning process, preferably at pre-
application stage. 

• Planning applications will be determined with regard to their planning 
merits, taking into account whether the planning obligations are 
sufficient to satisfactorily address any impacts or compensate for harm 
or loss arising from that proposal and/or whether it sufficiently 
prescribes the nature of development to bring it into line with planning 
policy. 

• The legislation enables a planning obligation to be entered into either by 
means of a unilateral undertaking by a developer or by an agreement 
between a developer and a local planning authority. 

• The Local Planning Authority will monitor and publish results of the 
levels of contributions received and sources of expenditure. 

 
Emphasis on pre-application advice 

3.3 Developers are encouraged to provide the local planning authority with 
details of proposals prior to completion of land acquisition and lodgement of 
planning applications so that the nature and scale of necessary planning 
obligations can be understood as early as possible in the planning process. 
 
Outline Applications and Revised Applications 
3.4 Where the Council considers it appropriate, planning obligations will be 
sought at the outline planning application stage. Requirements for planning 
obligations will be assessed under this SPD with regard to revised planning 
applications and proposals to renew or extend the time limit of an existing 
permission 
 
Development thresholds for qualifying development 

3.5 The exact type and range of planning obligations, which may be sought for 
an individual site, will depend upon the particular circumstances, development 
proposed and its impacts upon the local environment, local services and facilities.  
The threshold for qualifying developments are set out in Table 1 and are based on 
the total gross floorspace and/or number of units of the development. 
 
Maintenance Payments 

3.6 Circular 05/05 advises that where contributions are secured through 
planning obligations towards the provision of facilities that are predominantly for 
the benefit of the users of the associated development, it may be appropriate for 
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the developer to make provision for their subsequent maintenance (i.e physical 
upkeep) in perpetuity.  
 
3.7 As a general rule, where an asset is intended for wider public use, the 
costs of subsequent maintenance and other recurrent expenditure associated with 
the developer’s contributions should normally be borne by the body or authority in 
which the asset is to be vested. Initial support (pump priming) of new facilities can 
be sought where necessary. However payments should be time-limited to reflect 
the period before which the measure will be self funding or mainstream funding 
can be made available. The Council will seek maintenance payments where 
necessary and appropriate for ‘pump priming’, and for facilities which are primarily 
intended for the use of residents of a development. 
 
Costs 

3.8 Under the CIL regulations, Charging Authorities are permitted to use 5% of 
CIL revenues for the purpose of monitoring and administrating CIL. The Council 
also proposes to include a similar 5% charge in S106 agreements for the purpose 
of monitoring the implementation of planning obligations. 
 
Model Agreements and Unilateral Undertakings 

3.9 Where, following pre-application advice from the Council, it is possible for a 
developer to determine the likely requirements in advance (through standard 
charges set out in this SPD), developers will be encouraged to submit a unilateral 
undertaking with their application. The Council has model unilateral undertakings 
which can be obtained from the Legal Services department. 
 
Timing of Payments 

3.10 All payments, including maintenance costs, will normally be made prior to 
commencement of development, to ensure that facilities are available when they 
are needed.  However, for a very major development that is to be implemented in 
phases, the Council will consider the phasing of payments linked to particular 
anniversaries from first commencement, the commencement of specific phases of 
the development, or to building completion.  
 
Index Linking 

3.11 In order to maintain the value of contributions from the date of the Council’s 
resolution to grant permission until the date that the payment is due, they will be 
index linked.  The Council will use the Retail Prices Index or other indices as 
appropriate to provide a guide as to the inflation of costs of new infrastructure, 
services and facilities.  The Department of Trade and Industry’s (DTI’s) Cost 
Indices, as set out in the DTI’s Monthly Bulletin of Indices and Quarterly Building 
Cost and Price Indices or the Royal Institution of Chartered Surveyors (RICS) are 
alternative indices. 
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Penalty Charge for Late Payment 

3.12 Legal agreements will specify that a penalty charge will be payable, in 
addition to the outstanding balance, for financial contributions and fees that have 
not been paid by their due date.  The penalty charge will be levied at four percent 
above the HSBC or equivalent high street bank base rate as applicable at the 
time, and calculated on the outstanding balance from the due date. 
 
Repayment Clauses 

3.13 The minimum period for repayment of unspent contributions will normally 
be seven years from receipt of monies, unless otherwise stated.  Any interest 
accrued against unspent funds will also be returned.  A longer period for the 
expenditure of contributions may be necessary in some cases, for example where 
pooling from smaller sites is required, additional external funding is to be secured, 
or some investigative work is required prior to the works being carried out. 
 
Financial Viability Appraisal  

3.14 In the event that a developer considers that the total amount of 
contributions sought would render a particular scheme unviable, then the onus is 
on the developer to produce evidence to that effect.  The Council will utilise 
valuation methodologies to validate the viability information submitted by the 
developer such as the GLA ‘3 Dragons’ model and may commission independent 
third party viability advice, the costs of which are to be met by the developer 
and/or applicant. 
 
3.15 Where there is a statutory obligation to retain the confidentiality of the 
viability of the proposed development, analysis will be carried out on the basis of 
land values as set by the proper application of planning policy in determining the 
permissible scope of development, rather than on the price paid.  Using this 
method the price of the land is an output of the process, and thereby commercial 
confidentiality will, where possible, be maintained.  
 
Grampian Conditions 

3.16 There are some occasions where a condition can deal adequately with the 
provision of works or facilities outside the application site, by preventing the 
commencement or occupation of a development until the works or facilities have 
been provided. Such conditions are often known as ‘Grampian conditions’. The 
developer may agree to discharge such a condition through a planning obligation 
secured by a unilateral undertaking submitted to the Council or through making a 
financial contribution direct by contacting the Council’s Planning and Community 
Services Directorate. 
 
3.17 The Council will require written confirmation from the applicant, prior to the 
Council’s consideration of the planning application at Planning Committee, of the 
arrangements for the discharge of the Grampian condition to be provided. Where 
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specific measures are required to mitigate impacts on the Strategic Road 
Network, developers will not be permitted to discharge Grampian conditions. 
 

Monitoring of Planning Obligations 

3.18 The Council will ensure that there is transparency in how contributions are 
spent maintaining a clear audit trail demonstrating that financial contributions are 
spent on the measures for which they were secured. This will include a quarterly 
report to Cabinet of progress towards the full expenditure of financial contributions 
that have been received.  
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4. AFFORDABLE HOUSING 
 
4.1 The provision of affordable housing, in London and across Hillingdon is an 
important issue. The Mayor’s policy is to maximise affordable housing provision 
and ensure an average provision of at least 13,200 more affordable homes over 
the period of the London Plan (2011-2021). Hillingdon’s Sustainable Community 
Strategy notes that affordable housing of different types is needed, to help people 
get a foot on the housing ladder and to meet the needs of residents including 
older people and people with disabilities, mental health needs or learning 
difficulties. 
 
4.2 The planning policy framework for seeking affordable housing is set out in 
Hillingdon’s Local Plan Part 1 Policy H2 which states that: 

Housing provision is expected to include a range of housing to meet the 
needs of all types of households and the Council will seek to maximise the 
delivery of affordable housing from all sites over the period of the Local Plan 
Part 1. For sites with 10 or more units the Council will seek to ensure that the 
affordable housing mix reflects hosing needs in the borough, particularly the 
need for larger family units:  

 
4.3 The CIL Regulations confirm that CIL receipts cannot be used to fund the 
provision of affordable housing and that it will continue to be subject to Section 
106 procedures. This section outlines how the provision of affordable housing will 
operate following the introduction of CIL in Hillingdon. 
 
Affordable Housing Need 

4.4 Housing Market Assessments (HMAs) have been produced to assess 
affordable housing needs across the borough and the wider west London sub 
region. Hillingdon’s own HMA was completed in 2009 and undertaken in 
accordance with the government’s best practice guidelines. Its findings include an 
estimated annual need for 2,623 affordable units in Hillingdon. 
 
4.5 The borough-wide HMA also looks at the size of units required and 
suggests that more than 70% of net need is for two and three bedroom 
accommodation, more than a fifth is for four bedroom accommodation and almost 
7% is for one bedroom accommodation. 
 
4.6 The West London HMA was published in November 2010 on behalf of the 
West London Housing Partnership, to assess housing needs in Brent, Ealing, 
Harrow, Hammersmith and Fulham, Hillingdon, Hounslow and Kensington & 
Chelsea. This study used a different methodology to calculate housing need and 
concluded that 35,924 additional dwellings are required in the sub region over a 5 
year period. The study also looks at needs in each of these boroughs and 
identifies an annual need to provide 375 units per annum in Hillingdon over the 
same five year period. 
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Qualifying Developments 

4.7 All residential and mixed-use developments with an element of housing 
(usually Class C3) of at least 0.5 hectares in size or capable of providing at least 
10 dwellings will be expected to make a contribution towards affordable housing.  
In addition, affordable housing contributions are likely to be required where: 

• the Council reasonably considers that a development scheme has been 
specifically designed to fall under the threshold or a site’s potential is 
not being fully realised. The potential capacity of a site will therefore be 
the appropriate basis for negotiation. 

• the Council reasonably considers that development of a site has been 
phased, or a site subdivided or parcelled in order to avoid the 
application of the affordable housing policy, whether in terms of number 
of units or site size.  In these circumstances the whole site will be 
assessed or the number of units for which approval is sought, which 
ever is the greater.  

• if having had a scheme approved, a subsequent proposal for additional 
housing units brings the cumulative total over the threshold. 

• the residential component of live/work units meet the above thresholds 
in terms of number of units or site area, and in accordance with the 
requirements of HDAS on Live/Work Accommodation SPD. 

 
Definition of Affordable Housing 

4.8 The following definition of affordable housing is included in Annex 2 of the 
NPPF. 
 
Social rented, affordable rented and intermediate housing, provided to eligible 
households whose needs are not met by the market. Eligibility is determined with 
regard to local incomes and local house prices. Affordable housing should include 
provisions to remain at an affordable price for future eligible households or for the 
subsidy to be recycled for alternative affordable housing provision. 
 
Social rented housing is owned by local authorities and private registered 
providers (as defined in section 80 of the Housing and Regeneration Act 2008), 
for which guideline target rents are determined through the national rent regime. It 
may also be owned by other persons and provided under equivalent rental 
arrangements to the above, as agreed with the local authority or with the Homes 
and Communities Agency. 
 
Affordable rented housing is let by local authorities or private registered providers 
of social housing to households who are eligible for social rented housing. 
Affordable Rent is subject to rent controls that require a rent of no more than 80% 
of the local market rent (including service charges, where applicable). 
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Intermediate housing is homes for sale and rent provided at a cost above social 
rent, but below market levels subject to the criteria in the Affordable Housing 
definition above. These can include shared equity (shared ownership and equity 
loans), other low cost homes for sale and intermediate rent, but not affordable 
rented housing. 
 
Homes that do not meet the above definition of affordable housing, such as “low 
cost market” housing, may not be considered as affordable housing for planning 
purposes 
 
 
Affordable Housing Requirement 

4.9 The Council will seek to maximise the delivery of affordable housing in 
accordance with the Mayor’s policy in the London Plan.  Policy H2 in Hillingdon’s 
Local Plan Part 1 indicates that as a minimum the Council will seek to deliver 35% 
of all housing to meet the definition of affordable housing, with a tenure split of 
70% social rented and 30% intermediate housing. The Council will seek to 
achieve this target on all sites that are above the required threshold. The Council 
will always seek the provision of affordable housing on-site except in exceptional 
circumstances.  In cases where these three requirements cannot be achieved, an 
economic viability assessment (financial appraisal) is required to be provided to 
the Council to accompany any planning application. 
 
4.10 The minimum 35% level of provision will normally be assessed on the 
number of habitable rooms rather than the number of units, where this more 
appropriately delivers the highest acceptable proportion of affordable housing. 
 
Affordable Rent 

4.11 Affordable Rent tenure was introduced into the PPS 3 definition of 
Affordable Housing in June 2011. The Council is currently developing its policy on 
this issue and will want to discuss the introduction of Affordable Rent properties 
as schemes containing this type of tenure come forward. The Council will seek to 
ensure the relative affordability of different sized units, and particularly larger 
family homes. To derive an Affordable Rent landlords are required to assess the 
gross market rent that the individual property would achieve and set the initial rent 
(inclusive of services charges) at up to 80% of that level.  The TSA has issued an 
explanatory note on the RICS approved valuation methods available at: 
 
http://www.tenantsservicesauthority.org/upload/doc/RICS_rental_valuation_note_2011011814071
4.doc 
 
Developers are advised to discuss the implementation of Affordable Rented 
tenure with the Council. 
 
Affordable Housing in Perpetuity 
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4.12 Secure arrangements should be made to ensure that affordable housing 
will be enjoyed by successive as well as by initial occupiers of the property. 
Normally, affordable housing provided from privately developed sites should be 
offered for ownership and management to Registered Providers working in 
partnership with the Council. Nomination rights to the Council will be sought in any 
negotiations between the developers and Registered Providers to ensure that 
provision meets local priority needs. 
 
4.13 In relation to intermediate affordable housing, arrangements should be 
made to ensure that provision continues to meet the defined income criteria for a 
fixed period.  Demonstration of the retention or recycling of equity on intermediate 
schemes by Registered Providers will be required.  
 
4.14 The Council will seek to secure such provision, in perpetuity, through a 
planning obligation.  The precise form of condition or obligation will depend on the 
circumstances of each case including the ownership of the site and the terms of 
any obligation or agreement between the owner and the Registered Provider.  
Where no Registered Provider is involved, a nomination agreement appended to 
the legal obligation may be required. 
 
Occupation of Affordable housing 

4.15 In order to ensure the delivery of affordable housing, there will normally be 
a requirement in the s106 legal agreement that a specified proportion of market 
housing on a site cannot be occupied until the affordable element has been built, 
transferred to a Registered Provider on the specified terms and is suitable for 
occupation. 
 
Financial Viability and Affordable Housing 

4.16 The Council will seek the maximum reasonable amount of affordable 
housing when negotiating on individual private residential and mixed-use 
schemes.  However, Hillingdon’s Local Plan Part 1 acknowledges that the need 
for affordable housing should be balanced with the economic viability of private 
housing.  Where less than 35% affordable housing is proposed or an alteration to 
the 70%/30% tenure split, a justification for the departure from Policy H2 will be 
required, together with a financial viability appraisal to demonstrate that the 
maximum affordable housing provision is being delivered on-site.   
 
4.17 The GLA toolkit should be used for the financial appraisal and any financial 
viability appraisal submitted by the developer will be required to show: 

• the economics of provision 

• any particular costs associated with the development of the site 

• the availability and amount of funding from Registered Providers and 
HCA grant 

• compliance with any other relevant planning objectives or obligations. 
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4.18 The GLA Toolkit has built-in data such as housing prices and development 
costs.  Applicants will be required to input scheme variables such as the site size, 
number of units, unit and tenure mix as well as other costs including any 
decontamination costs and planning obligations.  In many cases it may not be 
possible to fully anticipate the scope of planning obligations prior to submission of 
the appraisal to the Council. Nonetheless, the applicant should input an initial 
figure following consideration of the Planning Obligations SPD and initial 
discussions with the Council’s S106 Officer. 
 
Consultation and Liaison 

4.19 Developers are advised to engage with Registered Providers at the earliest 
stage of the process and liaise with the Council’s Housing Development Team in 
the first instance to ensure schemes can be delivered.  
 
4.20 A pre-application meeting with Council Officers to discuss any proposal 
requiring financial viability appraisals is encouraged.  This is to ensure all 
appropriate elements (such as other planning obligations) are factored into the 
appraisal. 
 
Off-Site Provision and Payment in Lieu 

4.21 Affordable housing should be provided on-site as an integral part of 
residential development.  Off-site provision and payment in lieu should only be 
considered in exceptional circumstances and where it meets the overall goal of 
sustainable and mixed communities in accordance with the NPPF.  On this 
matter, the supporting text to policy 3.12 in the London Plan states that: 
 

Affordable housing provision is normally required on-site. In exceptional 
circumstances it may be provided off-site or through a cash in lieu 
contribution ring fenced, and if appropriate ‘pooled’ to secure efficient 
delivery of new affordable housing on identified sites elsewhere. These 
exceptional circumstances include those where, having secured an 
alternative site, it would be possible to:  

• Secure a higher level of provision  

• Better address priority needs, especially for affordable family 
housing 

• Secure a more balanced community 

• Better sustain strategically important clusters of economic activities, 
especially in parts of CAZ and the north of the Isle of Dogs where it 
might be part of a land ‘swap’ or ‘housing credit’  

4.22 Any proposal for off-site affordable housing should enable provision that is 
more appropriate to identified needs.  The final level of provision should be 
established in terms of habitable rooms. 
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4.23 Where off-site provision or payment in lieu is considered consistent with the 
guidance provided in this policy, pre-application discussions are encouraged. The 
‘receiving’ site for off-site provision should be identified during the pre-application 
discussions. 
 
Off–Site Provision 
4.24 If the Council considers that the proposal for off-site provision of affordable 
housing meets the test of exceptional circumstances, the following issues must be 
addressed: 
 

• The ‘receiving’ site or sites must be identified. 

• In accordance with Circular 05/05, there should be a functional or 
geographic link between the application site and that site which is to 
receive the affordable housing.  ‘Receiving’ sites should generally be 
within the vicinity of the development site and equally well located in 
terms of amenities and facilities. 

• Planning applications for both the market housing site and the 
affordable housing site should be made at the same time, to enable the 
issues of affordable housing delivery to be addressed. A legal obligation 
will be required to ensure delivery. 

• The off-site provision of affordable housing should be deliverable prior 
to the on-site market development being completed. 

 
4.25 In determining the actual amount of off-site affordable housing to be 
provided, the proportion of affordable housing should be determined as if the total 
amount of housing was provided on one site.  The affordable housing yield from a 
site where 100% market housing is proposed can be ascertained as follows – 
based on a formula: 
 
OFF-SITE AFFORDABLE HOUSING CONTRIBUTION FORMULA 
 
100 x (a /(100-b)) – (a) = c 
 
where: 
a = total capacity of the application site in terms of market housing 
b = indicative affordable housing target as %.  (This will usually be 50% but may 
alter as a result of any financial appraisal) 
c = number of affordable units to be provided off-site 
 
For example, on a site capacity of 40 market housing units, where 50% affordable 
housing provision is required, 40 affordable units would be required using the 
formula demonstrated below: 
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100 x (40 /(100-50)) – (40) = c 
(100 x 0.8) – (40) = 40 
40 = c 
 
4.26 The mix of housing sizes on the ‘receiving’ site will depend on housing 
need (in accordance with the “exceptional circumstances” rationale), in 
accordance with Local Plan Part 1, Policy H2 and London Plan Policy 3.8 
(Housing Choice). The amount of affordable housing provision on the ‘receiving’ 
site should be calculated on the number of habitable rooms, if this is considered to 
better meet housing needs. 
 
4.27 In addition to calculating the off-site affordable housing yield from the 
primary site, an assessment should be provided of the requirement for the 
‘receiving’ site for affordable housing, if it falls within the thresholds (0.5 ha or 10 
units) to seek affordable housing.  The affordable housing provision generated by 
the second site will be additional to that generated by the primary site. 
 
4.28 Financial viability will only be assessed on the output of this process.  If it is 
verified by the Council or third party agreed by the Council that it would not be 
viable for the development to support the quantum of off-site affordable housing 
generated when applying the affordable housing target, then the indicative 
affordable housing target percentage should be reduced so that the maximum 
amount of viable contribution is generated.     
 
Payment in Lieu 
4.29 In order to meet the objective of sustainable mixed communities as 
promoted the NPPF, the Council’s first preference is that affordable housing is 
provided in kind and on-site and, secondly in exceptional circumstances, in kind, 
in an associated development off-site.  However there may be rare situations 
where provision off-site does not fully meet planning objectives and as such 
payment in lieu may be sought at the discretion of the Local Planning Authority (in 
consultation with the council’s Housing Development Team).  The aim of payment 
in lieu is to provide affordable housing that is able to address housing needs more 
appropriately than could be provided on or off-site. 
 
4.30 Payment in lieu is intended to enable the delivery of the nominated number 
of affordable housing units appropriate to the original development and relevant 
locality.  Payment in lieu monies will be allocated to obtaining affordable housing 
that satisfies local housing needs.  Possible recipients for monies from payment in 
lieu include: 

• a local authority development including estate renewals 

• a Registered Provider  

• housing purchased on the private market to be transferred to a 
Registered Provider 
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• vacant properties brought back to use 

 
4.31 Applicants may be required to bear the costs of any financial evaluation 
and development appraisal work that is required to ascertain the veracity of 
submitted material in support of a proposal for payment in lieu. 
 
4.32 The monetary contribution for payment in lieu will be ascertained as 
follows: 

• Step 1: Establish the number of affordable housing units to be provided. 
This will be ascertained by the formula (for off-site provision) outlined in 
this SPD. 

• Step 2.  Establish the mix and size of affordable housing units to be 
provided.  Once the number of units is known, the mix of units to be 
provided should be established. This will be determined in consultation 
with the Council’s Development Team, who will consider the priority 
housing needs, the availability of any recipient affordable housing 
scheme and Local Plan Part 1 Policy CP5A (Widening Housing Choice) 
as well as the provisions of the other planning policies and guidance, 
including Hillingdon’s Design and Accessibility Statement (New 
Residential Layouts). 

• Step 3. Establish the monetary figure for the units to be provided from 
the open market. This will be determined on a case-by-case basis 
depending on the intended location of the affordable housing and 
purchase cost of units on the open market.  Usually in this calculation, 
the assumption would be that there is no recourse to HCA grant or 
other subsidy. In determining payment, consideration will be given to 
factors such as likely new build costs and the location of and acquisition 
of land.  The contribution may be subject to variation in accordance with 
a verified financial viability appraisal, although the Council will not 
accept contributions that would not be sufficient to allow for schemes to 
be fully funded.  

4.33 As stated in para 5.18 above the Council will seek to maximise affordable 
housing delivery. Wherever possible, a minimum provision of 35% 
affordable housing will be sought for residential developments and mixed 
use schemes with an element of residential, with a tenure split of 70% 
social rented and 30% intermediate housing.   

 
4.34 The monetary contribution for payment in lieu of the intermediate units on-

site will be assessed following a financial assessment to be submitted by 
the applicant, which includes the costs associated with the development of 
the site; the number of intermediate units that are required on-site; the size 
of the intermediate units; the costs of providing the intermediate units on-
site; the availability of funding; and the mechanism for securing the delivery 
of the discounted market housing. 
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Summary of Key Requirements 

4.36 With the introduction of Hillingdon’s CIL, affordable housing will continue to 
be subject to S106 procedures, with the key requirements being as follows: 
 

a. Affordable housing is required on residential developments and mixed-
use schemes (with an element of residential) on sites of 0.5 hectares or 
more or capable of providing 10 dwellings or more 

b. To maximise affordable housing provision in accordance with the 
London Plan. The Local Plan Part 1 indicates that as a minimum,35% 
of all housing across the borough could be provided as affordable. 70% 
should be delivered as social rented tenure and 30% as intermediate 
tenure. Subject to the thresholds in this SPD, the Council will seek to 
secure a minimum of 35% of all housing as affordable on a site by site 
basis. 

c. Affordable housing should be provided on-site as an integral part of any 
residential development. 

d. Affordable housing should be provided in perpetuity, usually secured by 
transferring it to a Registered Provider working in partnership with the 
Council. 

e. Occupation of part of the market housing will normally be restricted 
until the affordable element is completed and ownership transferred. 

f. A financial viability appraisal and justification is required to be 
submitted with the planning application in order to support any proposal 
that includes less than 35% of affordable housing or an alteration to the 
70:30 tenure split. 

g. Pre-application meetings are encouraged for any development 
proposal which include discussions on financial viability. 

h. Off-site provision and payment in lieu will only be considered in defined 
exceptional circumstances, with off-site provision being preferred.   

j. For off-site provision arising from a 100% market housing site, the 
proportion of affordable housing should be determined as if the total 
amount of housing was provided on one site.  In addition, consideration 
will be required of any affordable housing contribution generated by the 
second (‘receiving’) site. 

k. The monetary contribution for payment in lieu will be determined by the 
number, mix and size of housing needed and the cost of purchase of 
these units on the open market. 
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5. TRANSPORTATION, ACCESSIBILITY, AIR QUALITY AND 
NOISE 
 
5.1 The high dependency on the use of cars in Hillingdon has resulted in 
several congestion hot spots and creates serious on-street parking pressures in 
the borough.  High car use has also led to high levels of noise and air pollution at 
various locations along the major road network.  While Hillingdon aims to improve 
and expand the public transport network and to promote alternative modes of 
travel, it is accepted that in areas such as Hillingdon with highly dispersed 
demand patterns, car use will continue to be an important travel method for the 
foreseeable future. 
 
5.2 Due to predicted exceedences of national air quality objectives across 
parts of the borough, and in accordance with National Government guidelines, 
Hillingdon declared an Air Quality Management Area (AQMA) in the borough 
encompassing all identified areas of poor air quality. The AQMA extends from the 
southern borough boundary, northwards to the Chiltern-Marylebone railway line 
that cuts across the north of the borough. An Air Quality Management Plan has 
been adopted by Council to address this. 
 
5.3 Transportation is also a significant generator of noise in the borough from 
roads (M4, A4 and A40), aircraft (Heathrow and Northolt Airports) and railways 
(Chiltern-Marylebone and Great Western lines, Underground). In addition, other 
sources of noise issues in Hillingdon include commercial and industrial sources.  
 
Transportation 

5.4 Funding for transport infrastructure required as a result of incremental 
growth, in particular public transport improvements, will be provided through the 
Council as part of the standard CIL Charge and other mainstream funding 
programmes, which will be regularly updated as part of the Annual Monitoring 
Report. 
 
5.5 Where a proposal involves alteration to the local highway network, this may 
be required through S278 of the Highways Act 1980. However, there may also be 
occasions where the development specifically results in a traffic impact further 
along the network (e.g. freight operations impacting on a adjacent junction). This 
should be identified in the Transport Assessment. 
 
5.6 Where transport infrastructure is required to directly enable access to a site 
or mitigate any adverse impact on the adjacent network, the Council will seek to 
ensure that the infrastructure is provided in a timescale consistent with the 
proposed development. As such, where the infrastructure is not planned for 
delivery from CIL, or any other funding programme, the Council will request that 
this is provided by the developer. 
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5.7 The Council will seek s106 contributions to address site specific mitigation 
and s278 contributions as follows: 

• Highways works arising from the development (section 278 of the 
Highways Act); 

• Provision of new access roads to enable access to and from the site to 
existing highways networks; 

• The dedication of land required for highway/transport works; 

• Financial contributions to promote highway safety and sustainable 
transport measures/schemes or to implement schemes identified in the 
Local Implementation Plan; 

• The provision of on-site car club bays or off-site provision; 

• Travel plans, including delivery and servicing plans and monitoring; 

• Improvements to Rights of Way; 

• Restrictions on eligibility for parking permits in Parking Management 
Zones 

• Improvements to public transport networks, including bus and rail 
infrastructure. 

 
Travel Plans - Qualifying Developments 

5.8 Where a Transport Assessment (TA) is required, the Travel Plan should be 
developed in parallel with it to reflect the information listed below. This is to 
ensure that the provision of information on any mitigation measures planned and 
for any alterations to the modal share of a development facilitated by the travel 
plan are accommodated in the TA. 
 

Travel Plans - further information 
All new developments should make provisions to encourage cycling and walking and for 
places of employment to encourage staff and visitors to use more sustainable modes of 
transport rather than rely on car use.  For developments in an AQMA, the Travel Plan 
should include measures that produce quantifiable emission benefits and in certain cases 
air quality monitoring may be required.  
 
Examples of individual measures within a Travel Plan may include: 
 
• Secure cycle parking and changing facilities;  

• Safe pedestrian routes;  

• Facilities for public transport, such as bus stops and lay-bys;  

• Management and use of parking spaces, so that priority is given to certain 
categories of people, e.g. disabled people, people with children, visitors, or cars 
with more than one occupant, electric or low emission vehicles; 

• The removal of parking spaces after a specified period, or when access to the site 
is improved (e.g. new public transport routes, cycle lanes); 
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• Car free housing developments; 

• The provision of information on public transport, walking and cycling access to the 
site; 

• Details on deliveries to the site, covering specification of vehicles and hours of 
operation, and specifications for lorry parking and turning spaces; and junction and 
road layouts; 

• Employment of a travel plan co-ordinator for the site with responsibility for 
monitoring; 

• Setting targets on the proportion of employee trips to be made by public transport 
and other alternative modes of transport; and 

• Setting up or participating in City Car Clubs for residents or employers. 

 
Development Thresholds - Travel Plans 

5.9 Transport for London’s (TfL) Guidance for Workplace, Travel Planning and 
Development includes guidelines for standard travel plans and enterprise travel 
plans, which relate to smaller scale travel plans that fall below the full travel plan 
threshold. Guidance is also provided on the circumstances where no travel plan is 
required.  Applicants are advised to refer directly to TfL’s document for further 
guidance on the travel planning process, which includes the following table for 
Travel Plan Thresholds. 
 
TABLE 2 TRAVEL PLAN THRESHOLDS 

 Threshold at or above which Travel Plan is required 
 (< = less than, > = more than) 

Land Use No requirement 
Enterprise scale 
travel plan 

Standard travel plan 
 

Shopping Centre 
 

< 20 Staff 
< 2500m2 

> 20 staff 
< 2500m2 > 2500m2 

A1 Food/Non Food Retail 
< 20 staff 
< 1000m2 

> 20 staff 
< 1000m2 > 1000m2 

Garden Centres 
 

< 20 Staff 
< 2500m2 

> 20 Staff 
<  2500m2 

> 2500m2 

A3/A4/A5  
Food and drink 

< 20 staff 
< 750m2 

> 20 staff 
< 750m2 

> 750m2 

B1 including offices 
 
 

< 20 staff 
< 2500m2 

> 20 staff 
< 2500m2 

> 2500m2 

B2 industrial 
 

< 20 staff 
< 2500m2 

> 20 staff 
< 2500m2 

> 2500m2 

B8 warehousing and 
distribution 

< 20 staff 
< 2500m2 

> 20 staff 
< 2500m2 

> 2500m2 

C1 Hotels 
 

< 20 staff 
< 50 beds 

> 20 staff 
< 50 beds 

> 50 beds 

D1 Hospitals/ medical < 20 staff > 20 staff > 50 staff 
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centres < 50 staff < 50 staff 

D1 schools 
 

All schools to have 
a travel plan 

All developments to 
have a school travel 
plan 

All developments to 
have a school travel 
plan 

D1 higher and further 
education 

< 20 staff 
< 2500m2 

> 20 staff 
< 2500m2 > 2500m2 

D1 Museum 
 
 

< 20 staff 
< 100,000 visitors 
annually 

> 20 staff 
< 100,000 visitors 
annually 

> 100,000 visitors 
annually 

D1 Places of public 
worship 
 

< 20 staff 
< 200 members/ 
regular attendees 

> 20 staff 
< 200 members/ 
regular attendees 

> 200 members/ 
regular attendees 

D2 Assembly and Leisure 
(other than stadia) 

< 20 staff 
< 1000m2 

< 20 staff 
< 1000m2 

> 1000m2 

D2 Stadia 
<20 staff 
<1500 seats 

>20 staff 
<1500 seats 

> 1500 seats 

Source: Transport for London: Guidance for workplace travel planning for development . 
 
AIR QUALITY  
 
5.10 The following guidance on planning obligations for air quality relates to 
matters that have not been accommodated as part of an integrated package of 
planning obligations to address transportation issues.  The Mayor’s Air Quality 
Strategy and Hillingdon’s Air Quality SPG provide guidance on the submission of 
air quality assessments as part of planning applications and their assessments.  
 
Qualifying Developments 

5.11 Planning obligations may be sought for developments that are either in the 
AQMA or adjacent to the AQMA and considered likely to impact on the objectives 
to improve air quality.  The Council’s Air Quality SPG (para 2.6) outlines the 
following matters to be considered in the acceptability of a development from an 
air quality perspective: 

• The scale of the emissions; 

• Whether the emissions caused by the development would impede the 
London Borough of Hillingdon’s overriding objective to improve air 
quality in the area; 

• Whether significant public exposure occurs; and 

• Ground level concentrations. 

 
5.12 Obligations may be sought to ensure no detrimental impacts on air quality 
and/or to ensure compliance with the objective of the AQMA.  The following 
circumstances may establish a requirement for planning obligations: 

• As a recommendation of an air quality assessment; 
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• To mitigate the impacts from emissions from new development where 
these cannot be resolved through other means such as planning 
conditions, travel plans or statutory licences; 

• To mitigate impacts on new development where floor space is to be 
occupied for significant parts of the day, such as residential, where 
located in an area of poor air quality; and 

• To mitigate air quality impacts during the construction phase where 
these cannot be controlled through conditions or other statutory 
licences. 

Types of Obligations Sought 

5.13 The following obligations may be sought to improve air quality: 

• Use of low emission fuel technology and other measures to minimise 
emissions; 

• Tree and other planting where directly relevant to mitigating the impact 
of emissions; 

• Restrictions on certain types of vehicles; 

• Use of cleaner fuels for energy and heating; 

• Use of combined heat and power and community heating systems 
where appropriate; 

• Encourage company use of environmental management systems and 
air quality strategy; and 

• Any other appropriate measures to meet the objective of the Air Quality 
Action Plan. 

 
5.14 In some cases, air quality monitoring may be required to ensure these 
standards can be met and maintained. As such contributions towards the 
establishment and ongoing maintenance of this may be required if necessary. 
 
NOISE 
 
5.15 As stated in Hillingdon’s SPD on Noise, the Council exercises its land use 
planning controls to seek the physical separation of noise and noise sensitive 
development. Planning obligations may be applied if separation or planning 
conditions cannot be used to control or reduce noise levels or to mitigate the 
impact of noise. The Mayor’s Ambient Noise Strategy and Hillingdon’s Noise SPD 
provide guidance on noise issues and assessments as part of planning 
applications. 
 
5.16 This section provides guidance on planning obligations for noise that have 
not been accommodated as part of an integrated approach to address 
transportation and accessibility issues.   
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Qualifying Developments 

5.17 The Council’s Noise SPD sets out requirements to be considered in the 
assessment of noise.  Planning obligations may be sought in the following 
circumstances:  

• Where a development would cause nearby residential development to 
be affected by noise exposure categories B – D and/or Table 2 
(Residential Noise Criteria) as outlined in the Noise SPD to be 
exceeded; 

• Where a development would cause exceedences of 60 LAeqTdB upper 
limit as outlined in Noise SPD for schools and hospitals; 

• Where there would be exceedences of internal noise criteria for school 
and offices as outlined in Table 3 of the Noise SPD; 

• To mitigate impacts on the character of an area, of sites of importance 
for nature conservation or to ensure the welfare of livestock or other 
animals; 

• Where there would be exceedence of noise limits prescribed in Annex 2 
of Mineral Policy Statement 2 (MPS 2); 

• To control noise at source where planning conditions or other statutory 
licences are not applicable; and 

• As a result of a noise measurement survey or noise management plan. 

 

Type of Obligations Sought 

5.18 Planning obligations to address noise and vibration issues may include the 
following: 

• Measures to reduce noise at source such as vehicle fleet selection, 
quiet bleepers and other administrative or work place practices. 

• Mitigation measures such as noise barriers and sound insulation of 
residential properties and other noise sensitive receptors 

• Provision of off-site landscaped buffers 

• Road and other surfaces incorporating provision of quieter surfaces 
such as porous asphalt 

• The preparation and implementation of noise management plans.   

5.19 These noise control measures should complement noise control measures 
available through normal planning and other statutory procedures. In certain 
cases monitoring may be required to ensure standards can be met and 
maintained. As such contributions towards the establishment and ongoing 
maintenance of this may be required if necessary. 
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6. TRAINING AND EMPLOYMENT 
 
6.1 Hillingdon attracts a variety of new companies to the benefit of the local 
economy and many existing businesses may wish to expand. Hillingdon has a 
number of sites and premises for a variety of employment generating uses and 
the local authority welcomes well-designed schemes in appropriate locations that 
create job opportunities. There is however a need to ensure that appropriate skills 
are developed and that local people, particularly the unemployed and socially 
excluded, have the ability to access the new jobs being created by new 
development. 
 
6.2 The following guidance summarises the circumstances in which the 
Council will use planning obligations in respect of training and employment, which 
will not be subject to CIL.  It is intended that it will be applied to most planning 
applications for significant employment generating development through the 
delivery of in-kind schemes or financial contributions towards training and 
employment in the borough. Any funding secured will be used either to build upon 
existing initiatives to tackle unemployment and improve skills or those tailored to 
suit the particular needs of companies moving to the Borough or the needs of 
specific areas or sectors. However in the first instance an in-kind scheme 
delivered onsite is the preferred option. 
 
Policy Context 

6.3 The latest version of Hillingdon’s strategy for a sustainable economy, 
Sustain, Renew and Prosper, was published in 2011 and articulates Hillingdon’s 
pragmatic approach to regeneration over the next 4-5 years. Key priorities in this 
document are to: 

• Link local people to training and job opportunities to create a 
prosperous future for all our residents, including young people starting 
on their career paths during these difficult economic times. 

• Ensuring that residents have the skills and aspirations to compete for 
local jobs, increasing the opportunities for local businesses to provide 
apprenticeships and skills development by: 

o Using opportunities from the development of major sites and 
infrastructure projects to provide skill training and jobs during 
construction phases and end use.   

o Maximising the value of our own procurement and 
commissioning of goods and services to provide for local skills 
training, apprenticeships and employment opportunities.  

o Disseminating intelligence from Hillingdon’s Economic 
Assessment to shape employer-led local skills provision and 
careers advice delivered through our schools, further and 
higher education and training providers. 
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6.4 Policy E7 of Hillingdon’s Local Plan Part 1 states that: 
 

‘The Council will ensure training opportunities are linked with the 
development of major sites for both construction phases and end use 
occupiers, and through liasing with local colleges and businesses to ensure 
workforce development and training programmes reflect skill requirements 
in the workplace The Council will engage with local businesses and 
universities to link high end jobs in the borough with higher education 
courses. The Council will promote Hillingdon as a destination for visitors 
and tourists and ensure that local residents have access to jobs within 
related industries.’ 

 
TRAINING AND RECRUITMENT IN HILLINGDON 
 
6.5 Hillingdon’s 2011 Joint Strategic Needs Assessment (JSNA) makes the 
following observations in relation to employment, unemployment, worklessness, 
workforce and skills in Hillingdon: 

• The Annual Population Survey shows 63.4% of the workforce is 
qualified to NVQ2 and 50.4% qualified to NVQ3. However only 
31.7% (53,200) of the resident workforce has attained NVQ4+ 
qualifications which is behind the London average at 39.7% and our 
nearest neighbours in the functional economic area; Ealing 36.5%, 
Harrow 33.1%, Hounslow 34.9% and Richmond 53.4%. 

• What this means is that Hillingdon residents may be less able to 
secure high-level jobs, particularly in the knowledge economy, 
technical and creative industries which are the sectors forecast for 
economic growth. 

• Currently 21,100 (12.6%) of Hillingdon residents have ‘no 
qualifications’; above the London average (11.8%) and national 
average (12.3%). 

• The majority 46%, some 9,706 residents are aged 50-64. Whilst this 
age group may have been able to secure elementary occupation 
within their working lives, they could now face increased competition 
for these kinds of jobs from jobseekers with mid-level qualifications. 

• The number of NEETS has reduced and learning participation 
increased between 2006 and 2009. NEET young people live mainly 
in the south of the borough with the vast majority of the NEET group 
made up of young people who are White British (74.8%) followed by 
Asian (6%) and Black Caribbean (6.0%) ethnic backgrounds. Young 
people with learning difficulties (9.6%), pregnant (4.9%) or caring for 
their own child/ children (10.7%) continually feature 
disproportionately in the NEET cohort. 

• Job Seekers Allowance claims have increased significantly in recent 
years, albeit from a low base. In August 2010, 5,443 people in 
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Hillingdon were claiming JSA. This compares with a ‘pre-downturn’ 
low of 2,843 in Jan 2008. 

• Of the claimant count in August 2010, 25% were from within 
elementary occupations, 23% within Sales and Customer Service 
and 13% within Admin/Secretarial roles. Using the standard 
definition of an unemployment hotspot (1.5% above GB average 
JSA claimants) current ward unemployment hotspots (Aug 2010 
NOMIS, GB average 3.6%) are Botwell (5.4%) and Townfield (5.3%) 
with Yeading, Barnhill, Yiewsley, West Drayton & Pinkwell hovering 
at 4+%. 

• Long-term unemployment has more than doubled over the last year. 
The proportion of Hillingdon residents that have been out of work 
and claiming JSA for 12 months or more is currently 13.5% (730 
claims); the highest level since Nov 2006. The majority of long-term 
unemployed claimants are aged 50+ (40%) and from within 
elementary occupations. 7.9% of working age people in Hillingdon 
are self employed – the second lowest across west London and 
below London average of 9%. 

• In 2008, there were approximately 188,600 jobs in Hillingdon, a 
number which exceeded the working age population of 
approximately 174,900. The local labour market is relatively 
buoyant, as a result. However, about two thirds of jobs are filled by 
people commuting into Hillingdon, rather than by residents 
themselves. 

• The number of people claiming out of work benefits in the borough is 
22,440, or approximately 12.8% of the working age population. 
Although this is below the London and national average, reducing 
the number of benefits claimants continues to pose a significant 
challenge in tackling deprivation. 

• 36.6% of residents have qualifications below NVQ Level 2. 
Improving the skills of Hillingdon’s residents will be central to 
ensuring they can prosper from new jobs being created. 

 
Skills and Training Initiatives 

6.6 Training has an essential role in reducing unemployment and in ensuring 
that local people are prepared for and able to secure new jobs being created in 
the local economy.  Training for local people brings benefits to the local economy 
in terms of economic sustainability by helping businesses to have access to an 
appropriately skilled workforce.  It has the added benefit of minimising the number 
and length of journeys to work thereby reducing congestion and pollution on the 
Borough’s roads and helps minimise contributions to climate change. 
 
Training and Recruitment in Other Specialist Areas 
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6.7 There are some areas of employment which require specific skills and/or  
qualifications e.g. IT or involve establishing modern apprenticeships e.g. 
engineering. There may also be opportunities to work with schools and colleges to 
provide work placements and work experience and encourage interest in certain 
sectors, which have seen a decline in entrants to the workplace. This type of 
engagement would be considered on a case by case, site by site basis. 
 
Triggering Developments 

6.8 It is intended that planning obligations and contributions will be sought for 
most employment generating development (normally those generating at least 50 
full-time equivalent jobs) in the Borough and/or where a proposal results in a loss 
of employment floorspace. In the case of construction training this may extend to 
larger residential schemes. The requirement and scope of provision or 
contributions for training and recruitment measures will be determined by a 
number of factors such as: 

• the nature and scale of the development (including likely employment 
generation). 

• the location of the development in terms of accessibility and an 
identifiable need for training schemes/measures. 

• the number of jobs and gross floorspace to be lost or replaced. 

• the nature and number of existing jobs affected by proposals. 

• in the case of vacant sites or premises, the previous uses and job 
creating potential/employment levels based on worker to floorspace 
ratios for those uses. 

• identified recruitment and training issues or problems related to specific 
uses and local areas in general e.g. higher than Borough average levels 
of unemployment, regeneration areas. 

• whether occupiers have established or propose to establish training and 
recruitment programmes and initiatives in the area. 

 
Types of Planning Obligations 
 
Employment Strategy 
6.9 Where a planning obligation may be required following consideration of the 
above criteria, the developer will be required to submit an employment strategy as 
part of the application.  The employment strategy should address the specific local 
employment issues that have been identified by ensuring the recruitment, training 
and employment at the development or by a business operating out of the 
application site, focussing on local people who are unemployed or who do not 
have the necessary skills to ensure longer term employment. The employment 
strategy will include (be it part of or solely related to) provision for construction 
training which occurs during the construction phase of development. 
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6.10 For particular developments in areas of higher levels of lone parents, an 
employment strategy would provide the mechanisms to support them into 
employment including basic skills training, affordable childcare and promote 
flexible working opportunities. In some areas the high levels of unemployment of 
claimants of an ethnic minority would require specialist support such as access to 
I.T literacy and numeracy skills training.  
 
6.11 The employment strategy is to be agreed by the Council in writing prior to 
the Council’s Planning Committee’s consideration of the planning application.  
Where the Planning Authority considers that an employment strategy can be 
secured through a planning condition, a planning obligation will not be required.  
Employment strategies may also include monitoring and review mechanisms 
which may be linked to the s106 legal agreement to secure its ongoing 
compliance. It is expected that developers will work with the Council to develop 
the best employment strategy for any given development to address local need. 
 
6.12 The Council will seek a commitment within employment strategies to 
maximise employment for local residents. New employers will be required to work 
in partnership with Job Centre Plus facilities (or similar employment agencies) to 
identify suitable candidates in the local area for interview and potential 
employment. 
 
Financial Contributions to Training Schemes 
6.13 In exceptional circumstances where it is not possible to secure an 
employment strategy that meets the requirements referred to above or the 
employment strategy is not acceptable, then as a compensatory measure the 
developer should provide a financial contribution to a training course to serve 
underskilled or unemployed people in the area. 
 
Other Types of Planning Obligations 
6.14 Where a scheme is of strategic importance, the Local Planning Authority 
may consider further obligations in order to maximise employment opportunities 
for local residents such as: 

• local employment brokerage /job fairs; and 

• initiatives providing or contributing to training, employment and 
recruitment related services and projects. 

 

Construction Training and Recruitment 

6.15 The requirement and scope of provision of or contributions to construction 
training and recruitment measures will be determined by a number of factors such 
as the size of the scheme, size of construction contract and length of development 
programme.  Indicative benchmarks, which would create the potential for a 
planning obligation for construction training, include: 
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• developments with estimated construction costs of over £2m and a 
construction period of three months or more; 

• housing developments on sites capable of accommodating 10 or more 
units; 

• commercial developments over 3000 sq. metres; and 

• schemes of strategic importance as defined by the Mayor of London’s 
planning powers.  

 
6.16 As stated above, in the first instance the Council will seek to secure 
employment strategies with developers to maximise employment opportunities for 
local residents in-kind, rather than as a financial contribution.  In addition to 
appropriate general considerations for employment strategies referred to earlier, 
where an obligation for construction training or recruitment may be triggered, 
employment strategies will require developers to offer specified numbers of 
construction waged training placements/apprenticeships.  The developer may 
provide a construction work placement co-ordinator to arrange the required 
training placements.  The number of waged training placements will be calculated 
in a similar way to the contribution for construction training detailed below i.e. at 
least forty weeks of waged construction training places should be provided for 
every £1 million of construction costs.  The waged placement should be with 
either the developer, contractor or sub-contractor, the approval of which is to be 
given by the Council prior to development commencing. 
 
6.17 Alternatively, it may be viable for the developer to make a payment to the 
Council of the equivalent costs to provide a construction work placement co-
ordinator.  One full time post, estimated at £71,675 p.a (based on typical salary 
with on-costs, training budget and promotion budget at the time of writing) would 
be required for commercial schemes of 7,500 square metres or residential 
developments of 160 units or more.  At the time of writing one construction 
workplace co-ordinator would facilitate 35 people into a waged training placement 
or apprenticeship each year.  A contribution for placements to courses will also be 
requested and calculated on the basis of the “Training Costs” indicated below. 
 
6.18 Only in exceptional circumstances where it is not possible to secure an 
employment strategy or a contribution to the Council to cover the costs of 
providing a construction work placement co-ordinator and associated training 
placements as mentioned above, then as a compensatory measure the developer 
will be asked to make a financial contribution to an alternative training course 
and/or work-placement co-ordinator valued in proportion to the size of the 
development.  Contributions will be applied by the Council towards the costs of 
construction training delivered by recognised providers and where appropriate 
providing a construction work placement co-ordinator.  It is proposed to adopt the 
following formula for calculating the financial value of the contribution: 
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CONSTRUCTION TRAINING FORMULA 
 
Training Costs + Co-ordinator Costs = Total Contribution 
 
Whereby: 
 
“Training Costs” is assumed as £2,500 for every £1m worth of construction costs.  Based on the 
average cost of training for one person on an NVQ construction course at college.  
 “Co-ordinator Costs” is assumed as size of development as a % of work placement co-ordinator 
threshold size x total cost of work place co-ordinator.  One full time post, estimated at £71,675 
p.a. (based on typical salary with on-costs, training budget and promotion budget) would be 
required for commercial schemes of 7,500 square metres or residential developments of 160 
units or more.  The length of the post would depend on the length of period that placements 
would be required to the development. 
 
Worked Example: 
 
“Training Costs” for a residential scheme costing £5m will generate £2500 x 5 = £12,500 
“Co-ordinator Costs” for the scheme assuming 30 unit scheme and placements over a one year 
period generates 30/160 or 18.75% x £71,675 x 1 = £ 13,439.06 
 
£12,500 + 13,439.06 = £25,939.06 contribution 

 
Hotel/Leisure Industry Contributions 

6.19 The requirement and scope of provision or contributions to hotel/leisure 
industry training and recruitment measures will be determined by a number of 
factors such as whether hotel/leisure industry expansion or new developments are 
likely to generate 50 or more extra or new jobs.  If an employment strategy cannot 
be secured which delivers this obligatory in-kind then as a compensatory measure 
the developer will required to make a financial contribution to a training course to 
serve underskilled or unemployed people in the area.  The level of contribution is 
likely to be £400 for every one in three jobs e.g. a scheme that can create 75 jobs 
may be required to contribute £10,000. 
 
6.20 Contributions received will be applied to assist relevant hotel and leisure 
industry related training offered by recognised and accredited organisations such 
as Uxbridge College or other training providers. 
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7. COMMUNITY SAFETY IN THE PUBLIC REALM 
 
7.1 The public realm comprises all parts of the environment that define the 
public spaces between buildings. It overlaps a great deal with the term public 
space. The quality and the condition of the public realm has a direct bearing on 
how Hillingdon is perceived. The Council is therefore committed to promoting the 
highest quality of the public realm and to seeking ways to make it more attractive, 
accessible, safe, diverse and sustainable. 
 
7.2 Funding for public realm improvements required as a result of incremental 
growth will be provided through the Council as part of the standard CIL Charge. 
When a development scheme is likely to raise issues regarding community safety 
in the public realm, a planning obligation will be required where impacts cannot be 
addressed by on-site by design, through condition or any other statutory means.  
 
7.3 Where a planning obligation is considered appropriate, the Local Planning 
Authority will specify the use of contributions to ensure they are applied towards 
site specific local public realm projects. Depending on the scheme, the type of 
measures may include:  

• Crime prevention and safety e.g. CCTV; 

• Signage; 

• Site specific car parking improvements and management; and 

• Site specific highways works. 

 
Community Safety 

7.4 Consultations have shown that feeling safe is one of the public’s top 
priorities. High quality and well thought out design will improve and create public 
spaces and streets that are overlooked, well-used and maintained and that are 
therefore more likely to be safe and perceived as safe environments. It will 
therefore be reasonable to look to developers to contribute to community safety 
schemes if they are considered essential to offset those impacts and make a 
scheme acceptable in planning and safety terms. 
 
Planning obligation requirements 

7.5 Most forms of new development used by the public will need to take 
account of measures to improve community safety. There are a number of design 
objectives which can ensure new development contributes to attractive and well 
used, and therefore more secure and safer, public spaces and street 
environments some of which are:  

• to ensure that adjoining uses and design of new buildings do not 
detract from the safety and security of public spaces and ensure 
public spaces and streets are well lit, maintained and regularly 
cleaned. 
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• security measures should be integrated and carefully designed (the 
right balance needs to be struck between conspicuous measures 
and appropriate design). 

• opportunities for the observation of criminal and anti-social 
behaviour should be maximised through the use of 'active' frontages 
and fenestration to assist informal surveillance and avoidance of 
excessive blank elevations and high, solid walls that attract graffiti 
and billposting. 

• to maintain and create direct, well-used and legible routes with clear 
signposting and footpaths, cycle ways and towpaths that are 
designed to encourage use and prevent opportunities for 
concealment. 

 
7.6 Many of these objectives will be achieved through high quality design 
approaches and can be covered by relevant conditions attached to planning 
permissions. However, where these objectives are to be achieved outside the 
immediate boundaries of a site and are necessary to make a scheme acceptable 
in planning and safety terms, developers will be required to enter into a planning 
agreement to deliver certain prescribed safety measures. 
 
7.7 Where a planning obligation is considered appropriate, the Local Planning 
Authority will specify the use of site specific contributions to ensure that they are 
applied towards specific local community safety needs, for example: 

• CCTV, whether providing linkages to existing systems or new 
schemes, including as appropriate commuted sums for management 
and maintenance; 

• provision of lighting particularly to established or proposed 
pedestrian and/or cycle routes serving the development and those 
linking it to nearby residential areas and facilities; 

• rerouting or closure/gating of underused and potentially dangerous 
paths and links such as subways and alleyways which serve a 
limited purpose safety improvements to existing or proposed public 
transport interchanges, facilities and car parks where new 
developments may be located; 

• environmental projects that contribute towards safer town centres 
and other areas; 

• affected by a development, e.g. landscaping works to improve 
visibility and remove areas of concealment (balanced with protection 
of valuable trees and shrubs),works on adjacent waterways and 
towpaths; and 

• enhanced night bus networks or specially created services to 
provide alternative safe forms of travel to and from major new 
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facilities and leisure uses (particularly those highly dependent on 
shift workers and/or open beyond the hours of regular day time 
services). 

7.8  The type and level of contribution will ultimately be based on the location, 
nature and scale of the proposal. It will also depend on a schemes potential 
impact and the estimated cost of providing the requisite package of community 
safety measures. In general whether contributions are sought and their scale will 
depend on the: 

• proposed use and its likely impact on community safety; 

• hours of use; 

• total floorspace and likely level of activity and trip movements; 

• location in terms of public transport and accessibility; 

• physical and design impact on the immediate area; 

• existing safety measures in place; 

• other infrastructure requirements e.g. car parks, open spaces; and 

7.9  When appropriate, contributions may be sought from: 

• all new major proposals for leisure and entertainment facilities and 
venues including uses such as gyms, leisure centres and cinemas 
that are likely to operate beyond 8.00 p.m 

• all late night cafes/restaurants, public houses and night clubs which 
can accommodate 40 or more people and that seek to attract 
clientele beyond 8.00 p.m; 

• retail, hotel, office and other developments that incorporate the 
above uses or in themselves are substantial enough to generate 
significant increases in visitor numbers and trip movements; 

• all major town centre developments that will generate significant 
increases in visitor numbers, trip movements and use of public 
transport facilities; 

• developments such as supermarkets and petrol-filling stations that 
operate late at night and in some cases 24 hours per day; 

• all major development proposals resulting in intensification of uses 
and activity in isolated areas, e.g. industrial estates, canal towpaths 
and Green Belt, that are more likely to be relatively poorly located in 
terms of safe, well-lit and used routes and transport facilities; 

• all major residential developments e.g. 10 or more units; 

• residential developments that suffer from a more inaccessible 
location, deficient; 

• public transport facilities and/or poor linkages to local shops and 
community facilities; and 
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• (e.g. over 800m away), and that are particularly not conducive to 
encouraging access by means other than by car. 

7.10  These type of proposals and thresholds are not an exhaustive list but they 
will generally be expected to contribute to introducing or improving existing safety 
measures as identified in conjunction with the local crime prevention officer and 
community safety team and the level of contribution will be weighted accordingly. 
The thresholds outlined above are indicative and provide a guideline as to the 
scale of development that is likely to have sufficient impact to consider whether 
planning obligations may be required but each case will have different impacts 
and will be considered on their own merits. 
 
CCTV 

7.11 There are several elements to a CCTV scheme and the Council will seek 
contributions towards the full or partial costs for the provision of CCTV from 
relevant developments depending on the scale, location and nature of those 
schemes. One-off commuted sum payments will also be sought for revenue costs 
for up to 7 years to support the rental and maintenance costs of the equipment. 
 
7.12  Based on the technology and approximate costs as at March 2012 the 
elements and costs of one camera plus link back to the Civic Centre would be as 
follows: 
 

Capital costs, associated project design and initial maintenance costs 

• cost of camera and associated above ground equipment £9,000; 

• fibre / transmission links between £6,000 and £10,000 (this is variable as it 
is dependent upon distance to control room); 

• additional central equipment (includes monitors, matrix configurations) 
£2,000; 

• design and management £3,000; and 

• others (such as fees and software) up to £1,550. 

Revenue support 

• annual fibre rental £1,500 (generally between 10% and 17% of capital cost, 
dependant upon supplier); and 

• annual maintenance £900. 

Note that costs may vary from site to site. 

7.12  In some circumstance other measures may be more appropriate, such as 
rapid deployment cameras, audio-deterrents such as ‘mosquito units and stand 
alone cameras. The level of contribution sought will be dependant on the type of 
development scheme and the cost of the specific measures required. 
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7.13  In some circumstance other measures may be more appropriate, such as 
rapid deployment cameras, audio-deterrents such as ‘mosquito nets’ and stand 
alone cameras. The level of contribution sought will be dependant on the type of 
development scheme and the cost of the specific measures required. 

 44 
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8. ENVIRONMENTAL IMPACTS 
 
8.1  The Council as local planning authority has a duty under European, 
national, regional and local directives, policies and guidance to protect the local 
environment from development and seek sustainable development. 
 
8.2  New development can have both a minor or major impact on the local 
environment. The way a scheme minimises or off-sets its impact and contributes 
positively to its surroundings, whether in an urban setting or more rural, green 
environment, will determine how acceptable a proposal is likely to be. As a first 
priority adverse environmental impacts should always be avoided. Only where 
there are no suitable alternatives and reasons for the development that outweigh 
any avoidance of damage should planning obligations be considered.  
 
8.3  Funding for environmental improvements required as a result of 
incremental growth will be provided through CIL. The following guidance outlines 
the circumstances in which planning obligations will be sought on a site specific 
basis to offset the potential adverse impacts in relation to the areas listed below. 

• Biodiversity and Nature Conservation; 

• Landscape and Trees; 

• Land Contamination; 

• Recycling and Waste Management; and 

• Flooding. 

 

Biodiversity and Nature Conservation 

8.4 A planning obligation may be sought where a development has a 
potentially damaging impact on the nature conservation or biodiversity value of a 
SSSI, species, habitat, site or area of regional or local importance and this impact 
cannot be satisfactorily mitigated by design or on-site measures covered by 
planning conditions or other controls. Planning obligations will be used where 
appropriate to: 

• restrict uses so as not to damage or harm existing features or assets 
or visual amenity; 

• secure works necessary to protect and enhance existing features 
and ensure necessary works to create new compensatory features 
or other mitigation measures are implemented; 

• secure contributions for works and mitigation measures necessary 
to protect and enhance existing features of nature conservation or 
biological importance and existing landscape feature and ensure 
necessary works to create replacement compensatory features; 

• support requisite land management and maintenance plans; and 
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• address public accessibility. 

8.5  New habitats can be created to help achieve the protection and 
encouragement of habitat and species under threat. In such cases The North 
London River Restoration Plan, the emerging Hillingdon Biodiversity Action Plan 
and Strategic Flood Risk Assessment (SFRA), and other emerging parts of the 
Local Documents Plan should be referred to for opportunities for the creation of 
new habitats.  
 
8.6 Examples of areas where obligations may be required are: 

• resolution of land management issues; 

• arrangements for the monitoring of the effectiveness of mitigation 
measures and remedial measures when necessary; 

• provision of hydrological or other offsite surveys / monitoring; 

• provision of land to be used as a nature reserve; 

• new habitat creation schemes; 

• the preservation or creation of buffer zones free from built 
development between watercourses and development; 

• provision of information or interpretive facilities and access; 

• financial provisions for ongoing management and revenue costs; 
and 

• only in exceptional circumstances will habitat or species 
translocation schemes be considered. 

8.7 Some developments may result in increased activity and affect the value of 
both designated and non-designated nature conservation areas. In these 
circumstances where appropriate, in addition to the provision of information or 
interpretive facilities and access management routes, the developer will be 
expected to contribute towards the management and maintenance of these areas 
in order to minimise adverse impacts. Developers will be required to make proper 
provision for the long-term future and maintenance of the site and this will be 
secured through a planning obligation. 
 
8.8 The Council will, therefore, seek a contractual arrangement possibly 
supported by a commuted payment prior to the grant of an associated planning 
permission. A management plan or any other obligation involving landscape or 
nature conservation, may also require the involvement of, and consultation with, 
the appropriate agency, such as the Environment Agency, Natural England and 
London or Herts and Middlesex Wildlife Trust or Local Nature Reserve 
management groups. 
 
Landscape and Trees 
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8.9 The nature of impacts and the required mitigation or compensation 
measures will depend on the nature and scale of proposals and the character of 
areas that are affected but they will need to meet the following objectives:  

• maintain and enhance landscapes and waterscapes in terms of their 
ecological, conservation, amenity and historic value; 

• improve the integration, relationship and visual impact of new 
development to areas of acknowledged importance and 
environmental sensitivity; 

• safeguard existing areas of landscape, nature conservation or 
historic interest from inappropriate and poorly designed 
development; 

• preserve nature conservation assets through the protection and 
management of habitats and geological features; and 

• provide accessible facilities and opportunities for recreation and 
passive enjoyment which do not compromise the protection of 
habitats of acknowledged importance and environmental sensitivity. 

 
8.10 In certain circumstances, where landscape requirements cannot be 
achieved or trees retained onsite through design or conditions, planning 
obligations could be required to ensure the provision of compensatory landscape 
or replacement trees off-site, but in close proximity to the scheme e.g. a local park 
or nature reserve that could benefit from improvement.  Replacement planting 
must be of suitable species (ideally of locally native species), size and density to 
the local context and character. 
 
8.11 In order to safeguard the sustainability of development, obligations may be 
sought to cover the provision of on-site landscape including natural landscape 
features such as trees, hedgerows and ponds and where appropriate, the Council 
will seek to secure their administration through management agreements. 
 
8.12 Developers may be required to enter into a planning obligation to 
safeguard provision of landscape or replacement planting and its subsequent 
maintenance, security and insurance. In some cases, where the measures 
secured are predominantly for the benefit of the users of the associated 
development it may be appropriate for developers to make a commuted sum 
payment for maintenance in perpetuity. 
 
Land Contamination 

8.13 Land affected by contamination due to the presence of metals, liquid 
chemicals and vapours and/or air may give rise to hazards that put at risk 
occupiers or other users of the land, and may cause damage to buildings and 
infrastructure. The contaminants may also migrate to and affect nearby land by 
polluting surface and ground waters and/or having a detrimental impact on 
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ecological systems. Land affected by contamination that remains untreated can 
therefore restrict development potential in the developed area of the Borough or 
prevent the introduction of uses involving public access e.g. open-air recreation in 
the green belt. 
 
8.14 Where a planning obligation is considered appropriate, the Local Planning 
Authority will seek to secure measures or contributions towards site investigation 
and/or remediation works on land affected by contamination. In particular these 
could include the following: 

• review / verification of such works carried out at the development 
site under condition, where necessary; 

• site investigation and remediation works for other affected land 
related to the development; 

• monitoring works following the completion of the development. 
Examples include measuring gas and/or water contamination in 
boreholes and/or installing permanent monitoring equipment; 

• the management of contaminated land, including a requirement for 
certain operations and activities to be carried out, such as the 
maintenance of remedial works. Examples include landscaping 
improvements and maintenance, gas protection and/or leachate 
treatment facilities (e.g. water treatment barriers); 

• restrictions on the development or use of the land; 

• any other measures deemed appropriate, for example independent 
monitoring / investigation during remediation works to ensure there 
are no off-site affects as a result of contamination; and 

• performance bonds (surety) to ensure the implementation of 
obligations. 

8.15 Land contamination issues must be sufficiently addressed in any 
environmental assessment to accompany a planning application, including 
consideration of the fact that contamination may have spread beyond the 
development site boundary and that a wider area may require monitoring and/or 
treatment.  
 
Recycling and Waste Management 

8.16 European and government policy and directives require both substantial 
reductions in the use of landfill and increases in recycling and composting. The 
relevant landfill directive targets are statutory and must be met.  The Council aims 
to encourage the recycling of waste materials by providing a range of both local 
and major recycling facilities and services. Additional provision may have to be 
made where the existing recycling facilities cannot meet the demands for waste 
disposal and recycling requirements of new development.  As more development 
takes place and the need to improve recycling performance arises, additional 
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facilities will be needed. These include facilities for materials recycling, inert waste 
recycling, composting, waste treatment and energy recovery, and reprocessing of 
recyclables. 
 
8.17 In the majority of development proposals, it will be possible to deal with the 
issue of waste disposal management on-site through design or planning 
conditions. Where special or additional facilities are required to meet new 
demands generated by a proposed development, e.g. a new shopping centre or 
large housing scheme, a planning obligation may be required for land and 
infrastructure for waste collection and management (including recycling facilities 
such as collection points for glass, cans, paper and textiles). 
 
8.18 Where a need is identified and where design and planning conditions will 
not suffice, planning obligations will be sought to: 

• secure contributions towards the provision of additional local 
recycling facilities and services; and 

• secure contributions towards major recycling facilities; and, 
encourage large employers to make provision for recycling facilities 
within their development. 

8.19 Where a need is identified for new facilities there will also generally be a 
requirement for payment of a commuted sum towards the maintenance of the 
facility or service for a specified period, usually five years. 
 
Flooding 

8.20 Hillingdon’s Strategic Flood Risk Assessment (SFRA) identifies areas of 
the Borough at risk of flooding which are ranked according to their probability of 
flooding. It refers to considerations for different types of development seeking 
planning permission within these areas.  If having taken advice from the 
Environment Agency and any other relevant operating authority, flooding 
engineering works are required and these cannot be appropriately secured 
through planning conditions or other controls, a planning obligation will be sought 
for: 

• works or contributions towards improving flood defences and 
mitigation works such as works to river banks, bridge / culvert 
widening, improving watercourse bed gradients or general widening 
of watercourses as appropriate; 

• sustainable drainage systems (SUDS) or other measures to reduce 
surface water run-off; and 

• implementation of future flood alleviation schemes and making 
space for water. For more information please refer the emerging 
SFRA. 

8.21 Flooding from all potential sources must be fully assessed within a site 
specific Flood Risk Assessment in any environmental assessment or statement to 
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accompany a planning application for development with flooding implications. 
Even smaller schemes, which may fall outside the thresholds of the 
Environmental Impact Assessment Regulations, can generate impacts beyond its 
immediate site and may require the implementation of measures to off set those 
impacts. 

 51 



9. OPEN SPACE AND RECREATION 
 
9.1 Additional dwellings and businesses add to the demands placed on 
existing open spaces and recreational facilities.  In addition, inadequate provision 
or inadequate access to recreational facilities and open space for new 
development can disadvantage occupiers of new development and as such fail to 
meet the government’s sustainable communities objective. 
 
9.2 Funding for open space provision required as a result of incremental 
growth will be provided as part of Hillingdon’s CIL. Planning obligations may be 
required to address: 

• new development that directly creates a need for new, additional or 
enhanced facilities or recreational open space; or 

• the loss of recreational public open space or a recreational facility 
without adequate alternative and compensatory replacement. 

 
Planning Obligation Requirements 

9.3 Planning obligations to meet site specific open space requirements may 
comprise one or more of the following: 

(i) Provision of open space to meet the needs of the development which 
may include recreational facilities; 

(ii) Provision of facilities to meet recreational needs including for children 
and young people; 

(iii) Provision of improvements to increase accessibility of the open space 
and or recreational facilities; 

(iv) Provision of works to address the quality of open space to meet the 
needs of new development; and 

(v) Compensation for the loss of open space or recreational facilities 
caused by a development or for the failure to meet on-site amenity 
space requirements. 

Qualifying Developments 

9.4 The circumstances when planning obligations will be required are as 
follows: 

• Developments which fail to meet the on-site amenity space 
requirements as set out in HDAS; 

• Developments which cause the loss of recreational open space or 
recreational facilities and none or inadequate provision is proposed; 

• If the development has inadequate access to open space or 
recreational facilities; and 
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• If there are any deficiencies in open space or recreational facilities, in 
terms of quantity or quality of provision, or accessibility to the subject 
development and these will be exacerbated by the development. 

9.5 Generally all residential development on sites capable of accommodating 
15 or more residential units will be required to provide on-site open space and 
recreational facilities as appropriate. 
 
Provision of Open Space 

9.6 The Council’s Open Space Strategy (OSS) was published in July 2011 and 
recorded a total of 676 open spaces covering 3,409 hectares and making up 
nearly 30% of the land area of the Borough. Only open spaces greater than 0.4 
hectares were recorded in line with national and regional guidance. Of this total, 
1,757.9 hectares was identified as being publicly accessible and formed the basis 
of the following recommended standards of provision: 

• A Borough wide quantity standard of 6.0 ha of unrestricted open space 
per 1,000 population; and 

• A Borough wide quantity standard of 2.0 ha of unrestricted 
“Recreational” open space per 1,000 population. 

9.7 In addition, development is expected to meet accessibility standards. All 
residents within the Borough should have access to:  

• A ‘Small’ or ‘Local’ (or higher level) open space within 400m of where 
they live; 

• A ‘District’ (or higher level) open space within 1,200m of where they live 
and where feasible (non-mandatory); and 

• A ‘Metropolitan’ open space within 3.2 Km of where they live. 

9.8 Where development would cause a localised requirement for additional 
open space, it is expected that such land is provided as part of the site design or 
in an adjacent location, (particularly in areas already deficient of open space). 
Development that causes a direct reduction in protected open space will be 
required to provide a replacement area either on-site or in an adjacent location, to 
the same or better standard as the area that has been lost. 
 
Provision of Recreational Facilities 

9.9 As noted in paragraph 9.2, the Council’s CIL will be used to provide sports 
and leisure facilities related to incremental growth. This will include the 
development of small sites which do not, in themselves generate a need for on-
site provision. The Council will seek Planning Obligations for off-site provision of 
recreational facilities related to larger development schemes where it has been 
agreed that this is a more appropriate means of mitigating deficiencies. The cost 
of providing on-site provision may also be taken as a commuted sum. Such 
provision would involve the build costs and on-costs as explained below. 
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Children and Young People’s Play and Informal Recreation 
9.10 The provision of facilities for children and young people’s play and informal 
recreation is required to be in line with the Mayor of London’s Providing for 
Children and Young People’s Play and Informal Recreation SPD, (March 2008). 
Types of facilities include: 

• Doorstep playable space: a place where young children under the age 
of 5 can play; 

• Local playable space: a place where children aged up to 11 can play; 

• Neighbourhood playable space: a more extensive place where children 
up to 11 can play, and where there are some facilities for young people 
over 11; and 

• Youth space: a place where young people aged 12 and above can meet 
and take part in informal sport-based activities (including ‘extreme 
sports’ such as skateboarding or skating) and other informal recreation. 

 
9.11 The Council will seek the on-site provision of play and informal recreation 
facilities from developments generating 10 or more additional children or young 
people as calculated using table 3 below. Where there is agreement between the 
Council and the developer that off-site, rather than on-site provision is more 
appropriate, a planning obligation will be required to secure off-site provision. 
 
TABLE 3: STANDARDS FOR PROVISION FOR CHILDREN AND YOUNG PEOPLE'S PLAY 
AND INFORMAL RECREATION 

 Standards for space 
provision 

Accessibility Standard (maximum walking 
distance from residential unit 

0-4 year olds 
10 sq. metres per child 

100 metres 
5-11 year olds 400 metres 
12+ year olds 800 metres 

Source: Mayor of London Providing for Children and Young People’s Play and Informal Recreation 
SPG March 2008 
 
9.12 The costs of the different types of facilities that are to be provided to meet 
the needs of the development will be assessed with reference to Council contracts 
where appropriate on a case by case basis. Calculations will be based on the 
“Open Space and Recreational Facilities Formula” below. 
 
Calculating Contributions 

9.13 Contributions will generally be based upon the following formula: 
 

OPEN SPACE AND RECREATIONAL FACILITIES FORMULA 
Contribution  = (Build Costs + On-costs) x ([Standard Provision per person x Occupancy of 

Development]  -  Existing Capacity) 
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Build Costs and On-costs 
9.14 “Build costs” will be the capital costs for providing a facility or open space 
per person.  In some cases, where land has not been identified for the measures 
and it is viable for the developer to support it, there may also be a land cost 
included within “Build Costs”.  “On-costs” will be the capital/revenue costs of 
establishment, maintenance and management for an initial period or in perpetuity 
as appropriate of that unit.  
 
9.15 Costs will be calculated with reference to the going BICS rate or on the 
basis of existing contract rates determined by the relevant Council department as 
appropriate. 
 
Occupancy 

9.16. Table 4 sets out occupancy rates by dwelling type. It should be used to 
determine if development schemes meet the standards of provision for Children 
and Young People’s Play and Informal Recreation, identified in Table 3. 
 
TABLE 4: CHILD YIELD (INCL SOCIAL RENT ADJUST) BY SCHOOL SECTOR VS 
DWELLINGS BY TYPE 

  NURSERY PRIMARY SECONDARY POST-16 
 A B C D E 

Rooms (inc. 
kitchens) in 

Private & 
Intermediate 

Flats 
 

NET 
No. of 
units 

Age 0-4 Child 
Yield per unit 

Age 5-11 Child Yield 
per unit 

Age 12-16 Child 
Yield per unit 

Age 17-19 Child 
Yield per unit 

3   0.072 0.031 0.017 0.030 
4   0.162 0.105 0.050 0.035 
5   0.116 0.184 0.136 0.121 

  6+   0.179 0.122 0.151 0.275 
 

Rooms (inc. 
kitchens) in 

Social Rented 
Flats 

NET 
No. of 
units 

 
Age 3-4 Child 

Yield per unit (or 
discounted Child 

Yield for full 
council Nomination 

Rights) 
 

 
Age 5-11 Child Yield 

per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

 
Age 12-16 Child 
Yield per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

 
Age 17-19 Child 
Yield per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

    100.00% 43.57% 100.00% 43.57% 100.00% 43.57% 100.00% 43.57% 

3   0.176 0.077 0.037 0.016 0.011 0.005 0.080 0.035 
4   0.629 0.274 0.162 0.071 0.100 0.044 0.139 0.061 
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5   0.479 0.209 0.646 0.281 0.354 0.154 0.167 0.073 
  6+   1.182 0.515 1.091 0.475 0.000 0.000 0.545 0.238 

 
Rooms (inc. 
kitchens) in 

Private & 
Intermediate 

Houses 
 

NET 
No. of 
units 

Age 3-4 Child 
Yield per unit 

Age 5-11 Child Yield 
per unit 

Age 12-16 Child 
Yield per unit 

Age 17-19 Child 
Yield per unit 

3   0.216 0.230 0.154 0.085 
4   0.218 0.191 0.092 0.050 
5   0.259 0.373 0.239 0.113 

  6+   0.255 0.433 0.312 0.158 

Rooms (inc. 
kitchens) in 

Social Rented 
Houses 

NET 
No. of 
units 

 
Age 3-4 Child 

Yield per unit (or 
discounted Child 

Yield for full 
council Nomination 

Rights) 
 

 
Age 5-11 Child Yield 

per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

 

 
Age 12-16 Child 
Yield per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

 

 
Age 17-19 Child 
Yield per unit (or 
discounted Child 

Yield for full council 
Nomination Rights) 

 

    100.00% 43.57% 100.00% 43.57% 100.00% 43.57% 100.00% 43.57% 

3   0.412 0.180 0.265 0.115 0.098 0.043 0.029 0.013 
4   0.558 0.243 0.376 0.164 0.127 0.055 0.073 0.032 
5   0.674 0.294 0.750 0.327 0.410 0.179 0.097 0.042 

  6+   0.703 0.306 0.968 0.422 0.468 0.204 0.138 0.060 
GROSS CHILD-
YIELD 

Total of A values x  
B values 

Total of A values x  
C values 

Total of A values x  
D values 

Total of A values x  
E values 

0.000 0.000 0.000 0.000 
 (or discounted Child 
Yield for full council 
Nomination Rights) 

0.000 0.000 0.000 0.000 

Source: Census Commissioned Table C0511 
 
Existing Capacity 
9.17 The Council will determine any projected deficit in recreation facilities within 
standard accessibility thresholds from/to the development, with reference to any 
relevant published corporate documents as appropriate. The existing spare 
capacity discount factor will be calculated on the basis of existing spare capacity 
and demand of additional residents generated by the proposed development (i.e. 
Occupancy). 
 
Worked Example 
9.18 The following worked example shows how contributions for children’s 
recreational play space would be calculated. 
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A worked example: 
100 flat scheme with 20 x 2-room, 40 x 3-room (14 social rented), 30 x 4 room (10 social 
rented), 5 x 5-room (3 social rented) and 5 x 6-room (3 social rented), on a vacant commercial 
site. The Council does not have nomination rights. 
 
Space for Play and Informal Recreation for Children and Young People 
 
Assuming NEAP (as defined in “Six Acre Standard”) can be provided within 100 metres of the 
development units contributions calculated as follows: 
 
0-4 Play:  
 
Cost = £160,000  for 1,000 sq. metre (NEAP) play-space 
Occupancy = 19.618 children 
Standard = 10 sq. m per child 
 
£160 x 10 x 19.618 - 0 = £31,388.8 
 
5-11 Play: 
 
Cost =  £160,000 for 1,000 sq. metre (NEAP) play-space 
Occupancy = 10.989 children  
Standard = 10 sq. m per child 
 
£160 x 10 x 10.989 - 0 = £17,582.4 
 
12+ Play: 
 
Cost = £160,000 for 1,000 sq. metre (NEAP) play-space 
Occupancy = 11.576 children 
Standard = 10 sq. m per child 
 
£160 x 10 x 11.576 - 0 = £18,521.6 
 
Total Contribution = £67,492.8 
 

 
Transfer and Maintenance 
9.19 The Council may adopt and maintain properly laid out open spaces subject 
to payment of a commuted sum to cover on-costs as calculated above. Transfer 
of open space and recreational facilities will normally take place once it has been 
laid out or built, fully equipped and maintained for a minimum period of 12 months 
to the satisfaction of the Council and the payment will be payable on the transfer 
of the land.  
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9.20 The figure will be calculated using the current contract prices for 
maintaining open space of comparable characteristics and features over at least 
an initial year period (depending on local circumstances) to ensure that the open 
space and/facilities can become established. If developers do not intend to seek 
adoption, the Council will still need to be satisfied through the submission of a 
management plan that adequate alternative arrangements are put in place for 
long term management and maintenance by, for example, the establishment of a 
sufficiently resourced management company or trust. 
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