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1. Introduction 
 

1.0.1 This document is a consultation paper issued as the first step in setting the London Borough of 
Ealing (the Council) Community Infrastructure Levy (CIL).  It contains the proposed CIL charging 
schedule and explains the general principles of CIL, and the method used to arrive at the 
proposed charging rates.  

1.1 About CIL 

1.1.1 CIL allows the local authority to raise funds from new local development to make a financial 
contribution towards the infrastructure needed as a result of that development. The council 
will use CIL alongside a range of other funding to continue to invest in a portfolio of 
infrastructure projects that are vital to delivery the Local Plan. CIL is a standardised, non-
negotiable levy. The rates are expressed as pounds per square metre, imposed upon the 
granting of planning permission and paid in accordance with any instalments policy.  

1.1.2 CIL will be chargeable on the net additional floor space of all new development apart from 
those exempt under Part 2 and Part 6 of the Community Levy Regulations 2010 (as amended 
by the Community Levy Regulations 2012). Those exempt from the charge can be summarised 
as:  
• Non residential buildings, or extensions to buildings, less then 100 square metres; 
• Buildings into which people do not normally go, or go only intermittently for the purpose 

of inspecting or maintaining fixed plant or machinery; 
• Affordable housing; 
• Buildings owned by charities used for a charitable purpose. 
 

1.1.3 The February 2014 reforms ensure that developments of Affordable Rent properties qualify for 
mandatory social housing relief, and provide for relief to be granted for communal areas in 
proportion to the social housing in the development. 
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1.2 Setting CIL Rates 

1.2.1 In setting rates the Council has sought to strike a balance between the need for CIL to fund the 
infrastructure necessary to support the development of Ealing and any potential effects of the 
imposition of CIL on the economic viability of development as a whole across the area. The 
Council has also taken full account of the local policy requirement for affordable housing 
within the Viability Evidence Base. 

1.3 The Mayor’s CIL 

1.3.1 The Mayor of London is also charging a CIL levy to help pay for Crossrail. The Council is 
designated as the ‘Collecting Authority’ for the Mayor of London’s CIL. Mayoral CIL is payable 
on all developments that receive planning consent after 1 April 2012.  Ealing falls within Zone 
2, where a CIL of £35 per square metre will be levied for all eligible development (the Mayor 
has specifically excluded development used for health or education purposes). The Council is 
required to have regard to the Mayoral CIL when setting its own CIL.  The rates set below are 
exclusive of the mayoral rate.   

1.4 Section 106 agreements 

1.4.1 The Community Infrastructure Levy is intended to largely replace the current system of 
negotiated Section 106 agreements in order to give more certainty in delivering infrastructure 
needed to support new development.  However, the development appraisals supporting 
Ealing’s proposed CIL have factored in an allowance of £1,000 per residential unit to address 
any Section 278 (highways) and Section 106 (planning) costs of site mitigation.  Section 106 
agreements will continue to be sought in relation to affordable housing requirements where 
relevant (in addition to CIL payments).  Development appraisals informing Ealing’s proposed 
CIL have also factored the Core Strategy affordable housing policy, which will also be secured 
through s106 agreements. The application of S106 for other purposes will be defined by the 
Council and subject to future consultation.
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2. Evidence  
2.0.1 The Governments guidance requires that the CIL rates be informed by appropriate available 

evidence, which encompassed information on the infrastructure-funding gap and development 
viability.  

2.0.2 Preparation of the Council’s Preliminary Draft Charging Schedule has been based on the proposed 
levels of growth and development set out in Ealing’s Development (Core) Strategy (adopted in 
April 2012).  In particular the Development Strategy (also known as Core Strategy DPD) plans to 
accommodate an additional 14,000 additional dwellings in the Borough by 2026 and to stimulate 
local economic development and job creation.  

2.1 Ealing’s Infrastructure and Funding Needs 

2.1.1 The Council has developed an Infrastructure Delivery Plan (IDP) to inform the Core Strategy, 
which is also referred to as Development DPD (development plan document).  The IDP was 
examined alongside the Core Strategy in 2013, so in accordance with the CIL Guidance (2013) we 
recognise that the Community Infrastructure Levy examination should not re-open infrastructure 
planning that has already been submitted in support of a sound relevant Plan.  It is not the role of 
the Community Infrastructure Levy examination to challenge the soundness of an adopted 
development plan.  

2.1.2 Ealing maintain the IDP through regular updates. In December 2013 the Council updated its IDP to 
produce a Infrastructure Funding Gap Report, and is using this updated document for the 
purposes of testing the infrastructure-funding gap and establishing a CIL income target. The IDP 
projects infrastructure for the entire lifetime of the plan (2026/27.  However, for the purposes of 
estimating an infrastructure funding gap the council is using a shorter period (2014/15 – 216) 
because more accurate data can be obtained for likely infrastructure costs and income from all 
sources.   

2.1.3 Figure 1 summarises the cost and funding gap, with figure 5 provides a breakdown of 
infrastructure costs by type for the period 2014-17. Only infrastructure categories for which the 
cost has been estimated by the provider are included in the chart. The Council continues to 
undertake work to clarify its approach to the future use of CIL and section 106 which includes a 
draft regulation 123 list and statement of intent for Section 106 planning obligations (see 
paragraph 5.2 in the Infrastructure Funding Gap Report).  

2.1.4 The infrastructure funding gap is calculated by considering the Total Cost of Infrastructure for 
2014/15- 2016/17 (figure 1) minus funding from other sources (figure 2): 
 

£433,264,455 - £229,712,000 = £203,552,455 

2.1.5 Consequently, the funding gap for 2014/15-2016/17 can be said to be circa £204m. 

2.1.6 The income from CIL (estimated in figure 3 below) is £8,870,780.  It is therefore not likely that CIL 
income will exceed the funding gap, therefore Ealing can demonstrate a requirement to charge a 
CIL at the rates proposed. 
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Figure 1: Infrastructure Requirements 2014/15 – 2016/17  
 

Infrastructure Category Total No of 
projects  

No of costed 
eligible 
projects  

Total Cost of 
Infrastructure  

Adult Services 3 0 TBC 
Children & Families 1 1 £334,000 

Community and Leisure 15 14 £110,709,955 
Education 4 3 £223,434,000 

Emergency Services 1 0 TBC 
Employment and Skills 1 1 £1, 500,000 

Energy, utilities and Physical Infrastructure 3 1 £250,000 
Green Infrastructure 11 11 £9,962,000 

Health 6 0 TBC 
Regeneration 8 8 £17,167,000 

Transport 13 12 £69,907,500 
Waste 1 0 TBC 
Total 67 51 £433,264,455 

 

Figure 2: Summary of funding available from other sources 2014/15 – 2016/17 
 
Funding Estimated Total 

Grant/ Mainstream Funding £2,200,000 

Mainstream Funding £19,696,000 

Grant/ Mainstream Funding/ Partnership/ 
S106/ borrowing £127,434,000 

Project Funding form Revenue £80,382,000 

Total funding £229,712,000  
 

Figure 3: Projected CIL Income  
 

Period Total Estimated 
Income 

2014-2017 £ 8,870,780 

2018-2022 £ 10,925,200  

2023-2027 £ 11,884,615  
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Figure 4: Total Cost, Projected CIL Income and Aggregate Funding Gap for 2014/15-2016/17 
 

 
 
 
Figure 5: Cost of projects by Infrastructure Category for period 2014/15- 2016/17
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2.2 Overview of Viability Assessment  

2.2.1 The CIL rates proposed below have been informed by a viability assessment study, which is 
reflective of current market conditions and has taken account of the objectives and policy 
requirements within Ealing’s adopted Core Strategy where they impact on development viability 
(for example affordable housing policy).  The results are summarised by types of development 
below. 

2.3 Explanation of rates by development types 

RESIDENTIAL & C-CLASS DEVELOPMENT 

2.3.1 The ability of residential schemes to make CIL contributions varies considerably between the 
central Ealing area and the other parts of the Borough.  The Council recognises that it needs to 
strike a balance between maximising affordable housing and raising funds for infrastructure 
through CIL.  In arriving at suggested rates, we have had regard to the Council’s need to meet its 
affordable housing delivery objectives.  In Ealing, the maximum rate of £250 per square metre 
(inclusive of Mayoral CIL) can generally be achieved across most development types.  In other 
areas, viability is more challenging, with a CIL of up to £120 being viable on most development 
types.  After allowing for Mayoral CIL and a discount to these rates to allow for variations in 
individual site circumstances and for variations in sales values in the short term, we suggest CIL 
rates of £100 per square metre in Ealing and £50 per square metre in all other areas.  We 
suggest that the same rates should be applied to Student Housing and Hotels and all other forms 
of residential accommodation. The boundaries of the two charging areas are presented in 
Appendix 1. The exact boundaries of the Ealing area are set according to the CIL charging rates 
and using existing limits i.e. main roads and railways (see also Viability Report April 2013).  

RETAIL DEVELOPMENT 

2.3.2 Residual values generated by retail parks/warehouses and superstores are sufficiently high to 
absorb a CIL charge.  We suggest a CIL rate of £100 per square metre across the Borough.   Other 
retail is also capable of generating surplus value and could absorb a CIL.  After allowing for a 
discount below the maximum rate, we suggest a CIL of £30 per square metre across the borough.     

OFFICE DEVELOPMENT 

2.3.3 At current rent levels, Office development is unlikely to come forward in the short to medium 
term, as the capital values generated are insufficient to cover development costs.  We therefore 
recommend that the Council sets a zero rate for office development. 

INDUSTRIAL & WAREHOUSE DEVELOPMENT 

2.3.4 Our appraisals of developments of industrial and warehousing floorspace indicate that these 
uses are unlikely to generate positive residual land values.  We therefore recommend a zero rate 
for industrial and warehousing floorspace. 

LEISURE & COMMUNITY 

2.3.5 D1 and D2 uses often do not generate sufficient income streams to cover their costs.  
Consequently, they require some form of subsidy to operate.  This type of facility is very unlikely 
to be built by the private sector.  We therefore suggest that a zero rate of CIL be set for D1 and D2 
uses.  
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3. Proposed CIL Rates & Charging Area 

3.1 Discussion on the findings and proposed overall CIL rate 

3.1.1 The Council has considered these findings alongside spatial planning principles and development 
priorities for the area. These considerations informed the final proposed Ealing CIL rates set out 
below, which will be in addition to Mayoral CIL. There has been a conscious effort to keep the 
rates relatively simple whilst securing an appropriate contribution of funding for local 
infrastructure.  The Council proposes the following rate(s): 

Figure 6: Proposed CIL rates 
 

Type of development  Ealing** Other areas** 

Residential & C-class  
(includes hotels & student 
accommodation) 

£100 £50 

Retail warehouses, retail parks 
and superstores (>280sm)* 

£100 £100 

Other retail  £30 £30 

All other uses  Nil  Nil  
See OS map for boundaries. Uses are defined by the Town and Country Planning (Use Classes Order) 1987 as in force in 1st January 
2012, or as otherwise specified above. 
*Superstores/supermarkets are defined shopping destinations in their own right where weekly food shopping needs are met and 
which can also include non-food floorspace as part of the overall mix of the unit.  
••Proposed charge is per net additional sqm floorspace. 

 

3.2 Calculating CIL 

3.2.1 CIL will be calculated on the basis set out in Part 5 of the Community Levy Regulations 2010 (as 
amended by the Community Levy Regulations 2012 and 2014).  

3.2.2 For ease of interpretation, this means that CIL will be charged on the total net additional 
floorspace created (measured as Gross Internal Area). 

3.2.3 The CIL rates shall be tied to the Royal Institute of Chartered Surveyors All In Tender Price Index; 
the rate of CIL charged will therefore alter depending on the year planning permission for the 
chargeable development is first granted.  
 

3.3 Conclusions 

3.3.1 The Council considers that it has used appropriate available evidence in setting the proposed 
rates of CIL in this document, striking an appropriate balance between using CIL to fund the 
infrastructure required to support development and the potential effects of its proposed CIL 
charge on economic viability across the borough as a whole. The Council also considers that their 
proposed charging rates will contribute positively towards and not threaten delivery of the 
relevant Plan as a whole at the time of charge setting and throughout the economic cycle. 
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4. Future & Monitoring Arrangements 
4.1.1 For CIL revenues to deliver Ealing’s infrastructure requirements there will be regular reviews of 

both the Charging Schedule and the infrastructure proposed for delivery. The Council is 
conscious that CIL will be part of the long term financial planning for developments as well as 
infrastructure investment so reviews of the charging rates must respect the need for a high 
degree of certainty and stability for all. Nevertheless, the CIL is being set at a time of economic 
uncertainty so the rates have been set at a modest level and may need to be modified should 
the circumstances improve. Consequently the Council proposes an initial review in 2017/18 
then reviews every three years. 

4.1.2 The Council is committed to ensuring the use of CIL is open and transparent and will therefore 
closely align CIL with its Authorities Monitoring Report.  Reporting will link progress on the 
development plan making and implementation.  The report will clearly set out how much 
money has been received and what infrastructure has been delivered using CIL. These 
monitoring arrangements are set in figure 7 below. 
 

Figure 7: Monitoring  
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5. Instalments Policy 
5.1.1 The Council intends to offer an instalments policy.  The draft proposed instalments policy 

below is drafted in accordance with the CIL Regulations 2010 (as amended): 

69B.—(1) A charging authority which wishes to allow persons liable to pay CIL to do so by 
instalments must publish on its website an instalment policy containing only the information 
described in paragraph (2) (“the instalment policy”). 

(2) The instalment policy must state— 

(a) the date on which it takes effect, which must be no earlier than the day after the 
instalment policy is published on the website; 

(b) the number of instalment payments; 

(c) the amount or proportion of CIL payable in any instalment; 

(d) the time (to be calculated from the date the development is commenced) that the 
first instalment payment is due, and the time that any subsequent instalment 
payments are due; and 

(e) any minimum amount of CIL below which CIL may not be paid by instalment. 
 
CIL Liability   Number of 

Instalments 
Payments 

Any amount less 
than £100,000 

No 
instalments 

Total amount payable within 60 days of commencement of 
development. 

Amounts from 
£100,000 to 
£250,000 

Two 
instalments 

£100,000 payable within 60 days of commencement of development.  

Balance payable within 120 days of commencement of development.  

Amounts from 
£250,000 to 
£500,000 

Three 
instalments 

£100,000 payable within 60 days of commencement of development.  
Balance payable in a further two instalments of equal amount within 
120 and 180 days of commencement of development.  

Amounts from 
£500,000 to 
£1,000,000 

Three 
instalments 

£250,000 payable within 60 days of commencement of development.  

Balance payable in a further two instalments of equal amount within 
180 and 360 days of commencement of development.  

Amounts from 
£1,000,000 to 
£2,000,000 

Four 
instalments 

£250,000 payable within 60 days of commencement of development.  

Balance payable in a further three instalments of equal amount within 
180, 360 and 540 days of commencement of development. 

Any amount greater 
than £2,000,000 

Five 
instalments 

£500,000 payable within 60 days of commencement of development.  

Balance payable in a further four instalments of equal amount within 
180, 360 and 540 and 720 days of commencement of development. 
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6. Exceptional Circumstances 
6.1.1 The Council proposes to allow consideration of discretionary relief for exceptional 

circumstances, in line with the CIL Regulations.   
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7. Comments, Reponses & Next Steps 

7.1 Consultation Phases 

7.1.1 Following CIL Regulations the Council will undertake two rounds of consultation on the 
proposed charging schedule.  First, is this preliminary draft Charging Schedule – the purpose of 
this document.  Then having considered the comments made on the preliminary draft the 
Council will consult again on a draft Charging Schedule; the period for consultation will be 4 
weeks.  Any person who makes comments at this stage will have the right to be heard at the 
subsequent CIL public examination.  

Figure 8: Consultation Phases 
 
Step When 
Consultation on Preliminary Draft Charging Schedule  Feb 2014- April 2014 
Consultation on Draft Charging Schedule Sep 2014- Oct 2014 
Submission of Charging Schedule to PINS Nov. 2014 
CIL Examination Jan 2015 
CIL comes into effect Mar 2015- 
 

7.1.2 Following all consultations an Independent Examiner will be appointed and will conduct a 
public examination.  During the hearing the Examiner will consider whether the Charging 
Schedule meets the requirements of the Act and Regulations, that it is supported by 
appropriate evidence, and that the rate would not put at serious risk economic viability across 
the area as a whole.  

7.2 Responding to this Consultation 
 

7.2.1 Your views are sought on this preliminary draft Charging Schedule.  Please send comments to: 
 
Email: planpol@ealing.gov.uk 
 
Address: Planning Policy, Ealing Council, Perceval House, 4th floor, 14-16 Uxbridge Road, Ealing 
W5 2HL. 
 
The closing date for this consultation is: 11 April 2014
 

 
 
  

mailto:planpol@ealing.gov.uk
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Appendix 1: CIL Charging Zones  
 

Figure 1 CIL Charging zones - whole borough view Figure 2 Ealing area boundary 
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	2.3.5 D1 and D2 uses often do not generate sufficient income streams to cover their costs.  Consequently, they require some form of subsidy to operate.  This type of facility is very unlikely to be built by the private sector.  We therefore suggest that a zero rate of CIL be set for D1 and D2 uses. 

	3.1 Discussion on the findings and proposed overall CIL rate
	3.1.1 The Council has considered these findings alongside spatial planning principles and development priorities for the area. These considerations informed the final proposed Ealing CIL rates set out below, which will be in addition to Mayoral CIL. There has been a conscious effort to keep the rates relatively simple whilst securing an appropriate contribution of funding for local infrastructure.  The Council proposes the following rate(s):
	Figure 6: Proposed CIL rates

	3.2 Calculating CIL
	3.2.1 CIL will be calculated on the basis set out in Part 5 of the Community Levy Regulations 2010 (as amended by the Community Levy Regulations 2012 and 2014). 
	3.2.2 For ease of interpretation, this means that CIL will be charged on the total net additional floorspace created (measured as Gross Internal Area).
	3.2.3 The CIL rates shall be tied to the Royal Institute of Chartered Surveyors All In Tender Price Index; the rate of CIL charged will therefore alter depending on the year planning permission for the chargeable development is first granted. 

	3.3 Conclusions
	3.3.1 The Council considers that it has used appropriate available evidence in setting the proposed rates of CIL in this document, striking an appropriate balance between using CIL to fund the infrastructure required to support development and the potential effects of its proposed CIL charge on economic viability across the borough as a whole. The Council also considers that their proposed charging rates will contribute positively towards and not threaten delivery of the relevant Plan as a whole at the time of charge setting and throughout the economic cycle.
	4.1.1 For CIL revenues to deliver Ealing’s infrastructure requirements there will be regular reviews of both the Charging Schedule and the infrastructure proposed for delivery. The Council is conscious that CIL will be part of the long term financial planning for developments as well as infrastructure investment so reviews of the charging rates must respect the need for a high degree of certainty and stability for all. Nevertheless, the CIL is being set at a time of economic uncertainty so the rates have been set at a modest level and may need to be modified should the circumstances improve. Consequently the Council proposes an initial review in 2017/18 then reviews every three years.
	4.1.2 The Council is committed to ensuring the use of CIL is open and transparent and will therefore closely align CIL with its Authorities Monitoring Report.  Reporting will link progress on the development plan making and implementation.  The report will clearly set out how much money has been received and what infrastructure has been delivered using CIL. These monitoring arrangements are set in figure 7 below.
	Figure 7: Monitoring 
	5.1.1 The Council intends to offer an instalments policy.  The draft proposed instalments policy below is drafted in accordance with the CIL Regulations 2010 (as amended):
	69B.—(1) A charging authority which wishes to allow persons liable to pay CIL to do so by instalments must publish on its website an instalment policy containing only the information described in paragraph (2) (“the instalment policy”).
	(2) The instalment policy must state—
	(a) the date on which it takes effect, which must be no earlier than the day after the instalment policy is published on the website;
	(b) the number of instalment payments;
	(c) the amount or proportion of CIL payable in any instalment;
	(d) the time (to be calculated from the date the development is commenced) that the first instalment payment is due, and the time that any subsequent instalment payments are due; and
	(e) any minimum amount of CIL below which CIL may not be paid by instalment.
	6.1.1 The Council proposes to allow consideration of discretionary relief for exceptional circumstances, in line with the CIL Regulations.  

	7.1 Consultation Phases
	7.1.1 Following CIL Regulations the Council will undertake two rounds of consultation on the proposed charging schedule.  First, is this preliminary draft Charging Schedule – the purpose of this document.  Then having considered the comments made on the preliminary draft the Council will consult again on a draft Charging Schedule; the period for consultation will be 4 weeks.  Any person who makes comments at this stage will have the right to be heard at the subsequent CIL public examination. 
	Figure 8: Consultation Phases
	7.1.2 Following all consultations an Independent Examiner will be appointed and will conduct a public examination.  During the hearing the Examiner will consider whether the Charging Schedule meets the requirements of the Act and Regulations, that it is supported by appropriate evidence, and that the rate would not put at serious risk economic viability across the area as a whole. 

	7.2 Responding to this Consultation
	7.2.1 Your views are sought on this preliminary draft Charging Schedule.  Please send comments to:




