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1.1 Is the rate a reasonable proportion of development costs? 
 

Yes, the City Council consider that the CIL rates are a reasonable proportion of the total 
development costs.  Using the worked examples included in the CIL Residential Update 
(CD1.8) it is possible to assess the CIL contribution as a proportion of total development 
costs.  The CIL Residential Update uses 23 sample sites to carry out residual appraisals both 
in terms of development of a cleared site, and in terms of net additional floorspace.  
Analysis of these appraisals illustrates the proportion of total development costs that 
would be spent on CIL. 
 
Under the cleared site residual appraisals, the CIL as a percentage of total development 
costs ranges between 2% and 4.5% with an average of 3.3%.  Under the net additional 
floorspace residual appraisals, CIL as a percentage of total development costs ranges 
between 0% and 4%, with an average of 1.6%.  In the net additional floorspace appraisals, 
the CIL costs were lower than the professional fees incurred; and in the cleared site 
appraisals, were broadly similar.  In both sets of appraisals, the CIL charges were less than 
the contingency that was built in. 
 
The CIL Non-residential Assessment (CD1.11) looked at a range of non-residential uses.  
Those appraisals show that CIL as a percentage of total costs ranges between 0.7% and 4% 
with an average of 2%.  In the cases of city centre retail, offices, hotel, and care home, the 
CIL charge is lower than the costs incurred in marketing the development.  In the other 
uses (out of centre retail, supermarket, industrial) the CIL charge was very similar to the 
finance costs incurred on the land.  The CIL Non-residential Assessment concludes that “CIL 
is not the determining factor in the viability of the majority of development proposals and 
would account for approximately 2% of total development costs (taken as an average 
across each of the land use classes tested).”1 

 
The CIL rates proposed by Oxford City Council are relatively modest in comparison with 
that charged (or proposed) by other authorities. In terms of residential development, the 
City Council is proposing £100 per square metre across the city.  Data compiled for CIL 
Watch2 shows that the average charge for residential development in the South East is 
£153 when using the upper end of any range (£112 when using the lower end).  This means 
that Oxford has proposed the third lowest level of the 26 charging authorities with 

                                       
1 Paragraph 6.3 of CD1.11 
2 Data as at 7 February 2013; http://www.planningresource.co.uk/news/1121218/CIL-Watch-whos-charging-what/?DCMP=ILC-
SEARCH  
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published CIL rates in the South East.  It is worth noting that within the South East, Oxford’s 
housing market is among the strongest.  It could be argued that the Oxford market is closer 
in character to the London market; for comparison the average charge across London is 
£234 using the upper end of any range(or £102 using the lower end); and that Oxford 
would rank 7th lowest of the 25 charging authorities in London by the same measure. 
 
The City Council consider that against all these measures, the CIL rates are a reasonable 
proportion of the total development costs. 
 
 

1.2 What will be the effect on affordable housing provision? 
 

The City Council is confident that housing delivery generally and affordable housing 
delivery specifically will not be adversely affected by the introduction of CIL.  “Meeting 
housing need” is a Corporate Priority in the Corporate Plan and the City Council’s 
affordable housing policies are a fundamental commitment of both Members and officers 
towards this aim.  Officers would not have proposed and Members would not have 
approved CIL rates that would have jeopardised this. 
 
The City Council has been careful throughout the viability testing, to include 50% 
affordable housing as one of the assumptions in the calculations.  The setting of CIL rates 
has been carried out in the context of the existing affordable housing policies.  As such the 
CIL viability testing work has built on the existing affordable housing viability work rather 
than being commissioned afresh or in isolation. 
 
The City Council has a long history of adopting innovative affordable housing policies and a 
strong record of housing delivery.  Affordable housing delivery has proved relatively strong 
and is predicted to remain so in the future.   
 
Following the examination of the Sites and Housing Plan in 2012, the affordable housing 
policies were very recently adopted (February 2013).  The Inspector of the Sites and 
Housing Plan had the benefit of all the affordable housing viability work that supports the 
CIL Charging Schedule (the only additional work that was not before the examination are 
CDs 1.8 and 1.11) and considered that the policies were sound and could be adopted.   
 
It is worth noting that because of the social housing relief in the CIL Regulations (CD2.10), it 
is likely that large residential schemes in Oxford (sites of 10 or more dwellings where a 50% 
affordable on site requirement will apply) will result in smaller CIL payments than had been 
the case under the Section 106 regime previously.  The Developer Funding Background 
Paper (CD1.13) illustrates that the City Council has been successful in securing significant 
sums from S106 towards the provision of supporting infrastructure.  When CIL comes into 
force, there will no longer be a liability on around 50% of the dwellings proposed, which is 
likely to be a significant difference.  It has been seen anecdotally, that pre-application 
discussions with developers proposing large residential developments have been weighing 
up the likely CIL charge against the likely Section 106 request in deciding when to submit 
an application. 
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There is no evidence that affordable housing provision will be adversely affected by the 
introduction of CIL. 
 

 
1.3 Will the rates prove to be a drag on housing, retail and employment growth? 
 
 No, the City Council has very carefully set the proposed rates so that they will not be a drag 

on growth.  As with housing described above, the City Council (both officers and Members) 
are keen to promote growth within Oxford.  The Oxford Strategic Partnership has just 
published the Economic Growth Strategy for Oxford, which is fully supported by the City 
Council.  The City Council was a key partner driving forward the Expression of Interest for 
the current round of City Deal bids, and is currently actively working with partners to 
define the precise proposition.  Both of these documents seek to promote growth in 
Oxford and build on our key strengths.  The redevelopment of Westgate is a key catalyst to 
strengthen the retail offer of Oxford. 
 
But while these growth plans are key to the future success of Oxford, they also recognise 
that growth cannot be delivered without the appropriate investment in infrastructure.  So 
the City Council has been very careful in setting the rates for CIL that they do not 
discourage the growth that Oxford is looking for, but at the same time can make a 
meaningful contribution towards the infrastructure requirements this growth will bring. 
 
The CIL rates are in themselves relatively modest compared to those set by many other 
authorities and are relatively low in terms of a proportion of total development costs.  
Other development costs are more onerous than the CIL charges, for example the land cost 
(which should be adjusted to take account of the CIL charge) and (for some developments) 
the affordable housing requirements.  In terms of the affordable housing requirements, the 
viability of development in Oxford was recently discussed in detail at the Sites and Housing 
Plan examination.  It is important to recognise that the combined effect of the whole suite 
of policies has been factored into the viability testing. 

 
As discussed at Issue 2, the majority of the non-strategic site retail and employment 
development will take place through infilling, conversions and redevelopments of existing 
properties.  In such cases schemes will most likely benefit from netting-off in terms of 
calculating CIL liability. 

 
For development to be successful it needs investment in infrastructure.  This is particularly 
the case for retail and employment developments that will generate significant numbers of 
additional trips.  CIL payments will be used to fund such infrastructure, making 
development more successful.  If such a mechanism were not in place, developers would 
have needed to fund this infrastructure independently, which would be difficult to achieve 
and could be less co-ordinated and more expensive. 
 
In setting the rates, the City Council has struck what it considers to be an appropriate 
balance between the collection of funds towards infrastructure provision and the economic 
viability of development. 
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1.4 What will be the effect on the provision of community facilities? 
 
As discussed at Issue 2, community facilities come in a range of guises.  In setting the CIL 
charge for D class uses at £20 per m2, the City Council sought to strike a balance between 
potentially foregoing CIL income from privately funded development (not delivered by 
public bodies or charitable organisations) such as conference centres, private clinics and 
language schools, and potentially making it more difficult for publicly funded bodies 
seeking to provide community facilities.   
 
The City Council believes that development is more successful when supported by the 
necessary infrastructure and the CIL mechanism seeks to achieve this.  The City Council is 
confident that the relatively low charge will not in itself make such projects unviable and 
that such projects will continue to be delivered in Oxford. 

 
Notwithstanding the above, the City Council considers that a solution can be found to 
ensure that CIL funds collected from the development of new community facilities that 
support Oxford’s growth would be recycled into other similar projects within the city.  
Indeed it is likely that such projects would be net beneficiaries from CIL and become more 
deliverable through the introduction of CIL than would otherwise have been the case.   
 

 
1.5 Has an appropriate balance between helping to fund new infrastructure and the 

potential effects on economic viability been achieved?  
 
 Yes, the projected levels of housing and employment growth set out in the Core Strategy 

(CD2.1) and the Sites and Housing Plan (CD2.2) necessitate significant investment in 
infrastructure projects to support them.  The City Council has clearly demonstrated a gap in 
existing funding for such projects but has not sought to fill this gap through aggressive CIL 
rates.  The effects of proposed CIL rates on economic viability have been a close 
consideration throughout the process and a significant investment has been made in the 
thorough viability testing work that has been commissioned.  The predicted levels of CIL 
income identified are meaningful and worth collecting, but will help just a little towards 
filling the residual funding gap. 

 
 As already demonstrated, the CIL rates are reasonable and proportionate to the type and 

scale of development, forming only a small portion of the total development costs involved 
in a scheme and indeed less than almost all the other categories of costs involved.   

 
The viability work concludes that even in the case studies where non-viability or marginal 
viability is proved, that it is not the amount of CIL proposed that is pushing those schemes 
into such outcomes, rather it is likely to be a range of other factors including the price paid 
for the land and the current state of the market and affordable housing.  The viability 
testing has been carried out to fully reflect the combination of national and the City 
Council’s existing policies including the strong affordable housing and sustainable buildings 
policies.  In the case of affordable housing, the City Council already has policy provision 
(HP3 of the Sites and Housing Plan, CD2.2) to determine an appropriate contribution 
towards affordable housing if the City Council is satisfied that the site would be unviable.                    
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Regulation 14 (CD2.10) requires the City Council to: “…strike what appears to the charging 
authority to be an appropriate balance between—(a) the desirability of funding from CIL… 
and (b) the potential effects (taken as a whole) of the imposition of CIL on the economic 
viability of development across its area.” 
 
The City Council considers that in line with regulation 14, it has struck an appropriate 
balance between securing CIL funding and the economic viability of development. The City 
Council is confident that the relatively low charge involved will not threaten delivery of the 
Local Plan as a whole and has provided thorough viability evidence to support this.   


