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1 Infrastructure needs 
 
1.1  Is the schedule of infrastructure requirements based on an up to date Core Strategy and 

Infrastructure Delivery Plan (IDP)? 
  

The Infrastructure List and Residual Funding Gap Background Paper (CD1.12) provides the 
schedule of infrastructure requirements to support the CIL Draft Charging Schedule.  It is 
intended that this paper will form the basis of the Regulation 123 list of CIL projects.   
 
In order to produce the schedule of infrastructure requirements, the City Council used the 
Oxford Core Strategy and the Oxfordshire Local Investment Plan (approved by the 
Oxfordshire Spatial Planning and Infrastructure Partnership) as the basis for its CIL 
infrastructure evidence.  This existing work was reviewed and supplemented with the 
findings of discussions held within the City Council, the County Council and with service 
providers and government agencies.  The following methodology was used to develop the 
schedule of infrastructure requirements:  
 

Stage 1: Identification of projects 
• Review schemes identified in the Core Strategy infrastructure list  
• Review schemes identified in the Oxfordshire Local Investment Plan  
• Review planned Section 106 schemes 
• Dialogue with Oxfordshire County Council on County infrastructure schemes  
• Dialogue with City Council heads of service  
• Review information provided by infrastructure providers to the Sites and Housing 

Plan and Barton Area Action Plan 
• Consult with additional bodies including Thames Water, Environment Agency and 

Oxfordshire PCT  
 
Stage 2: Compilation of infrastructure list  
• Organise projects by type/themes 
• Link projects to Core Strategy growth (and City Council’s Corporate Plan objectives) 
• Organise projects in 5 year tranches 
• Identify those projects which are critical or necessary to deliver growth planned in 

the Core Strategy  
• Identify the cost of projects 
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Stage 3: Compliance with CIL Regulations 
• Check identified infrastructure projects are in accordance with the CIL Regulations 
 
Stage 4: Determine funding gap 
• Identify any available funding 
• Calculate the infrastructure funding gap  

 
Stage 5: Refinement of infrastructure list and funding gap 
• Send list to infrastructure providers prior to Preliminary Draft Charging Schedule 

consultation  for informal comments 
• Publish as part of the evidence base for the Preliminary Draft Charging Schedule 

consultation 
• Refine following consultation  
• Publish as part of Draft Charging Schedule consultation 

 
The City Council adopted the Core Strategy in March 2011.  The Core Strategy sets out the 
spatial planning framework for the development of Oxford up to 2026.  Section 9 of the 
Core Strategy includes an outline infrastructure schedule which identifies 31 infrastructure 
projects linked to Core Strategy policies together with their indicative cost, lead agency, 
funding and phasing.  The Core Strategy pre-dates the publication of the National Planning 
Policy Framework and an internal assessment found that it is consistent with the core 
principles of the NPPF.  Specifically, in terms of housing land supply, the new NPPF 
requirement for a 5% buffer has been shown to be achievable (without reliance on 
windfalls) through the policies of the Core Strategy and the recently examined and adopted 
housing trajectories of the Barton Area Action Plan and Sites and Housing Plan.  
 
The Oxfordshire Spatial Planning and Infrastructure Partnership (SPIP) produced the 
Oxfordshire Local Investment Plan (LIP) in March 2010 and updated it in December 2012.  
The LIP integrates the plans of Oxford City Council and Cherwell, South Oxfordshire, Vale of 
White Horse and West Oxfordshire District Councils, Oxfordshire County Council, the 
Oxfordshire Local Enterprise Partnership, the Highways Agency, Network Rail, the 
Environment Agency and the Oxfordshire Primary Care Trust.  The LIP identifies thirteen 
pieces of strategic infrastructure in Oxford needed to deliver the priority housing, 
economic development and regeneration schemes.  These infrastructure projects are 
included in the infrastructure schedule. 
 
The Oxford Strategic Partnership has just published the Economic Growth Strategy for 
Oxford, which is fully supported by the City Council.  This document seeks to promote 
growth in Oxford and build on our key strengths, but also recognises that growth cannot be 
delivered without the appropriate investment in infrastructure. 
 
Oxford and Central Oxfordshire has also been successful in its application to become one of 
the 20 cities in the second wave of the City Deal programme.  In making this successful 
application to the government, a review of the barriers to growth and infrastructure 
investment required in the area was carried out with a range of partners including the 
Oxfordshire District and County Councils, the LEP, the universities, hospitals and HCA.  The 
City Deal Expression of Interest identified the Northern Gateway, rail investment and 
services to London, and super-connected cities broadband as key. 
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In addition, a series of CIL specific meetings and discussions were held with various parties 
to supplement this work.  These included meetings with City Council Heads of Service; 
discussions with various departments of the County Council and on-going correspondence 
between meetings.  

 
 The City Council considers that this process, building on the existing work of the Core 

Strategy and LIP, has resulted in a comprehensive, thorough and up-to-date schedule of 
infrastructure requirements. 

 
  
1.2 Has the IDP been prepared to include only infrastructure required to support the 

development of the area? 
 

Paragraph 216 of the Planning Act 2008 (CD2.8) (as amended by regulation 63,CD.10) 
provides the definition of infrastructure as: “roads and other transport facilities, flood 
defences, schools and other educational facilities, medical facilities, sporting and 
recreational facilities , and open spaces”.  Government guidance (CD2.15) expands on this 
and states: “This definition allows the levy to be used to fund a very broad range of facilities 
such as play areas, parks and green spaces, cultural and sports facilities, district heating 
schemes and police stations and other community safety facilities.”1  All the projects listed 
in the infrastructure schedule fall within this definition.  Table 1 below, taken from CD1.12, 
illustrates the type of projects identified. 
   
Table 1: Type of infrastructure projects identified 
Infrastructure No of projects 

Communications  1 
Community safety 5 
Community facilities and services 18 
Education  10 
Environmental infrastructure 12 
Health  3 

Parks & open spaces 5 
Public realm 8 

Regeneration (BBL) 1 
Sports & leisure 8 
Transport 28 
Totals 99 

 
 Government guidance (CD2.14) states that “Information on the charging authority area’s 

infrastructure needs should be directly related to the infrastructure assessment that 
underpins their relevant Plan, as that planning identifies the quantum and type of 
infrastructure required to realise their local development and growth needs”.2  As such the 
schedule of infrastructure projects (CD1.12) identifies how each project will help deliver 
growth and in which part of the city, and sets out the links to the Core Strategy and/or the 
Local Transport Plan (2011-2030).   

 
                                       
1 CD2.15 Paragraph 12 
2 CD2.14 Paragraph 13 
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 The process outlined above at 1.1 for identifying projects had generated a long list of 97 
projects (with a total cost of £435.55million); this was refined to ensure that only projects 
that met the requirements of the regulations and were needed to support development 
and growth in Oxford were included in the submitted infrastructure schedule. 

 
 
1.3 Are the estimates of likely income from CIL accurate? 
 

Yes, a thorough assessment of the likely CIL income has been carried out.  The starting 
point for assessing the likely income from CIL was to look back at past development trends.  
This shows that the majority of development proposals have come forward for residential 
dwellings with development related to the universities being the second most common 
type.  It is anticipated that this will continue in the future. 
 
In estimating potential CIL revenue from residential development, the City Council used the 
residential forecast in the Oxford City Council’s SHLAA3 .  This data provides a level of 
certainty on what is likely to be developed and the infrastructure needed to deliver it.   

 
A number of assumptions were used to estimate the potential number of dwellings liable 
to pay CIL shown in the following table. The assumptions used are: 
• 100 windfalls per year for small sites (less than 10 units)4 
• A net floor space reduction of 35%5 based on brownfield land6 development for the 

small sites 
• A 50% discount floor space for the year 2013/14 to account for completions from 

planning permissions granted before CIL adoption in October 2013 
• Discount of 50% affordable housing for major sites (more than 10 dwellings) 
• Average floor space per dwelling unit from the Balance of Dwellings SPD7  
 

These calculations resulted in an estimate that some 2,792 new dwellings will potentially 
be liable to pay CIL by March 2022 as shown in table 2 below.  
 

  

                                       
3 Strategic Housing Land Availability Assessment (February 2012 – as presented in Background Paper 20 to the Sites and Housing 
Plan) 
4 Based on the same methodology as the SHLAA 
5 Completion figures for the past 2 years (1st April 2010 to 31st March 2012) show that 33% of completions comprised conversions 
(23%) and changes of use (10%). Out of the 58 changes of use and conversions only 1 comprised more than 10 dwellings. 
6 Since the Draft Charging Schedule was submitted the government has commenced a consultation on further changes to CIL 
(CD2.20) including the removal of the vacancy test (Regulation 40) and use of “abandonment” under planning law – if this change 
comes about it will likely result in a significantly reduced CIL income 
7 The mid-range of the Balance of Dwellings SPD housing types was used to calculate the floor space generated by the potential 
development 
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Table 2: Calculation of dwellings potentially liable for CIL charge autumn 2013 to 2021/22 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
Table 3 below illustrates that it is estimated that for the period Oct. 2013 to April 2022 the 
CIL revenue from residential development (C3) could amount to some £24m. 
 
Table 3: Estimated CIL income from residential development 

Potential C3 floorspace 
Oct 2013 – 2021/22 x CIL from C3 = Residential CIL income 

Oct 2013 – 2021/22 

238,018m2 x 100 = £ 23,801,800 
 

 
In terms of university development, both universities have plans for further development 
on their existing sites: University of Oxford at the Radcliffe Observatory Quarter, Science 
Area and Old Road campus; and Oxford Brookes at the Headington campus.  The 
Universities have charitable status and therefore (if the criteria for exemption are met) at 
least part of this development may be exempt from CIL liability; it is not possible to 
calculate this accurately until specific applications are made. 
 
There is also potential for significant hospital related development and medical research, 
led by the University of Oxford Health Care Trust, and the University of Oxford itself in the 
Headington area, Churchill Hospital Site, Nuffield Orthopaedic Centre and John Radcliffe 
Hospital sites.  This again is likely to be exempt (at least to some degree) from CIL due their 
charitable status. 
 
Developments from other uses have not come forward on a consistent basis and therefore 
reliable estimates of CIL income from such uses cannot be calculated.  
   
 

1.4 Has account been taken of all other sources of funding? 
 

Yes, every project on the infrastructure schedule has been assessed for alternative sources 
of funding.  This assessment was made early on in the process of identifying projects and 
has been reviewed and updated where appropriate throughout.  A number of the projects 
have yet to secure other sources of funding but opportunities to bid for or secure funds 
have been identified.  Other sources of funding that have been identified to help with the 

A No of dwellings from major sites  4,476 

  - 
B 50% discount for 2013/14 completions 33 

  - 
C Discount of affordable housing dwellings from major sites  2,138 

    + 
D No of dwellings from minor sites 750 

  - 
E Net floor space 35% deduction of total based on brownfield land 

development (35% of D) 
263 

  = 

No. dwellings potentially liable for CIL (A-B-C+D-E) 2,792 
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delivery of these projects include City and County Council Capital programmes, secured 
developer contributions, Local Economic Partnership funds and grants and bids.  
£26.43million has been secured thus far towards the £217.142 million total; around 12% of 
the total. 
 
The City Council and its partners have a good track record when it comes to bidding for 
government programmes and funding schemes.  In recent years for example, the City 
Council has bid successfully to become a Growth Point, a City Deal area, a Green Deal 
Pioneer Place and one of the 22 Super Connected Cities with negotiations on-going on 
Government funding of up to £5m.  In addition the City Council has secured £2.5million 
from the Housing and Communities Agency (HCA) to build 112 new homes on Council-
owned sites, developed a low carbon economy project with a £1.5million European grant 
and a Low Carbon Oxford project with funding from DECC.  This approach of applying for 
funding from a wide range of sources will be pursued in order to supplement City Council 
funding and planning obligations. 
 

 
1.5 Does the evidence show a likely funding gap? 

 
Yes, having calculated the total infrastructure cost and subtracted the other sources of 
funding, the calculations show a likely funding gap of £198.089 million up to 2022 and 
£415.231 million to 2026 as illustrated in table 4 below. 
 
Table 4: Aggregate funding gap 

Total cost of infrastructure to 2021 
£224.519m 

- 
Funding from other sources 

£26.43m 
= 

Aggregate funding gap to 2021 
£198.089m 

Total cost of infrastructure to 2026 
£441.661m 

- 
Funding from other sources 

£26.43m 
= 

Aggregate funding gap to 2026 
£415.231m 

 
The City Council is not surprised by the size of the funding gap as demonstrated above.  
Continued intensification and growth within a compact and geographically constrained city 
like Oxford is putting pressure on the transport network, and provision of school capacity, 
community and leisure facilities for example.  This pressure and projected further growth 
means that there is significant need for investment in supporting infrastructure. 

 
 
 
2  Economic viability evidence 
 
2.1 Is the CIL Viability Study (VS) based on sound data?   
 

The data used in the CIL viability studies have been taken from a variety of industry-
recognised commercial and residential online databases and sources.  This information has 
been continually checked and refined throughout the CIL viability assessment process to 
ensure that it continues to be applicable.  The databases used include: 
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• Focus and Promis - to provide property value data 
• Hometrack – to provide sold and let values  
• RICS Building Cost Information Service - to benchmark indicative build costs 

 
For example, Appendix 1 of the Non-residential Assessment (CD1.11) sets out a list of the 
recent market deals recorded on the Promis Property Market Database as of April 2012; 
these were used to inform the assumptions of the assessment.  All the market deals 
included in this list had been completed in the previous 5 years with the vast majority 
having taken place since 2010.   
 
To ensure that the data used during the viability assessments was current and accurate, 
the data was constantly monitored and updated to ensure that a robust and up to date 
viability study resulted from the work.   

 
 
2.2 Are the various elements, including land values, sale prices, building costs, fees and 

profits levels accurate and up to date? 
 
 Yes,  the City Council commissioned a great deal of viability testing work for the purpose of 

setting the CIL rates, these studies have been carried out by reputable organisations with 
significant relevant experience and access to market data and related information.  The 
various studies are up to date having all been produced, or reviewed and updated, within 
the last year.  This means that the assumptions are based on the current market conditions 
and reflect the changes in the property market that have been seen since the 2008 credit 
crunch; for example all the market deals used as a basis for the Non-residential Assessment 
(Appendix 1 of CD1.11) were completed since 2008 with the vast majority since 2010.  

 
 Each of the studies clearly sets out the assumptions made in terms of land values, sale 

prices, building costs, fees and profit levels.  Where the initial work was carried out early in 
the process these assumptions have been reviewed and amended where appropriate.  For 
example in the case of residential development, the original work (CD1.4) has been 
updated (CD1.8) with revised finance rates and market values and increased sales and 
marketing fees.8  

 
 The affordable housing (CD1.4, 1.5, 1.6 and 1.7) and student accommodation viability 

studies (CD1.9 and 1.10) were all available to the Inspector at the examination of the Sites 
and Housing Plan.  The Inspector considered the viability work and found that the 
assumptions behind these studies were sound.  The only additional studies that were not 
before that examination are CDs 1.8 and 1.11. 

 
Of all the comments submitted to the consultation on the CIL Charging Schedule, just five 
respondents stated any concern with the assumptions underlying the viability testing.  Two 
of these responses suggested that the use of a Residual Land Value model was 
inappropriate; whilst there is a range of viability models; the Residual Land Value approach 
is commonly used and is recommended by the Local Housing Delivery Group9.  Another of 

                                       
8 CD1.8 Paragraph 1.4 
9 a group including the Home Builders Federation, Local Government Association, National House-Building Council, Homes and 
Communities Agency, Planning Inspectorate and Planning Officers Society 
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the responses claimed that there was a flaw in not accounting for professional fees, 
although this is in fact stated as included10; a fourth suggested that the land value for 
offices had been significantly underestimated although no suggestion of another value was 
provided.  One respondent proposed that whilst the viability work represented the current 
position, it would be outdated following the development of the Westgate Shopping 
Centre. 
 
On this basis and considering the lack of evidence to the contrary, the City Council is 
confident that the assumptions underlying the viability testing are accurate and up-to-date. 

 
 
2.3 Are the assumptions in the appraisals based on realistic scenarios? 
 

In order to develop a robust CIL Charging Schedule a range of commercial and residential 
property types were tested.  Various scenarios were applied to each of the property types 
and tested to ensure realism and deliverability within the Oxford city market.  
 
The scenarios tested were based either on actual developments proposed within the City 
or those which have been recently developed in the City.  Where it was not possible to 
identify specific examples from within the Oxford city context, appropriate examples were 
drawn from elsewhere in the country.   
 
For example the residential sites tested in the Additional Viability Testing – Smaller Sites 
(CD1.7) were all taken from real-life planning applications in the city; all of which had been 
completed in the previous 2 years.  Using real-life sites meant for example, that actual 
Section 106 contributions could be factored into the assessments. 
 
The scenarios tested were developed in conjunction with the City Council, through a 
review of planning applications, tested with local agents active within the Oxford market, 
and bench marked against the consultants’ in-house databases and experience.  This 
ensured that the appraisals were based on realistic and deliverable scenarios relevant to 
the markets and to the city itself. 
 

 
2.4 Do the scenarios include a good range of development types subject to charge? 
 

Yes, a range of residential and non-residential uses have been thoroughly tested.  
Residential uses were tested in a series of studies and updates (CD1.4 – CD1.8).  These 
studies tested a sample of 22 sites with a wide distribution across the city (representing 15 
of the 24 wards and all 5 of the Core Strategy’s District Areas).  The sites range in size with 
two sites of 1-3 dwellings, eleven sites of 4-9 dwellings, six sites of 10-19 dwellings, two 
sites of 20-39 dwellings and one site of 180 dwellings.  Some of the sample sites were 
already developed, some under construction and some were yet to be cleared. 
 
Student accommodation uses were thoroughly tested in a viability study (CD1.9) that was 
updated to take account of CIL proposals (CD1.10).  A sample of nine sites were assessed, 
these ranged in size and location and included sites that were vacant, occupied (or part 

                                       
10 CD1.11 Page 17 
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occupied) or for comparison purposes had already been developed for student 
accommodation. 
 
Analysis of past development trends (both records of planning permissions and signed 
Section 106 agreements) has shown that these two uses, housing and student 
accommodation have made up a significant proportion of proposals in Oxford in recent 
years.  
 
The CIL Non-residential Assessment (CD1.11) went on to test a range of additional uses 
including A, B and other C use classes.  The following assessments were made: 
 
A uses  
• City Centre Retail 
• Out-of-centre Comparison retail (non-food) 
• Out-of-centre Convenience retail (food) 
B uses  
• Offices without affordable housing contribution 
• Offices with affordable housing contribution (at 1%) 
• Offices sensitivity analysis with affordable housing contribution (at 1% with yield 

improvement of 0.25%) 
• Industrial 
C uses  
• Hotel without affordable housing contribution 
• Hotel with affordable housing contribution (at 1%) 
• Hotel sensitivity analysis with affordable housing contribution (at 1% and increase in 

values of 2%) 
• Care home without affordable housing contribution 
• Care home with affordable housing contribution (at 1%) 
 
This assessment also addresses D1 and D2 uses and other development types.   
 
For ease of use, the Viability Background evidence: Explanatory Note (CD1.15) identifies 
where in the suite of viability studies the evidence for each use class can be located.  It is 
considered that this evidence base covers a wide range of use classes and the use of 
additional scenarios (such as with and without affordable housing contributions in the non-
residential testing) and sensitivity testing provide a level of detail that is both thorough and 
rigorous.  It is interesting to note that the approach of the non-residential testing has been 
praised by one of the respondents to the consultation (C13 of CD1.3) who name Oxford as 
a good example: “Both Oxford and East Northamptonshire have recently produced viability 
appraisals which recognise the impact of these factors (relating to care homes)…this 
approach should be common practice for all local authorities when carrying out viability 
appraisals to inform CIL Charging Schedules.” 
 

 


