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1.

Introduction

1.1

The Community Infrastructure Levy (CIL) is a charge that allows funds to be raised
from land owners/developers undertaking new building projects. A CIL charging
schedule sets out the levy rates that would be applied to new development in an area.
The Preliminary Draft Charging Schedule (PDCS) is the first consultation in
establishing a CIL for the East Riding.

1.2

CIL is a discretionary tariff introduced by the 2008 Planning Act and brought into
effect by the CIL regulations (2010) as amended. Levy receipts will help to pay for
infrastructure needed as a result of new development within the East Riding. This
could include school buildings, green space, flood defences, and transport
improvements. The infrastructure needed to facilitate new development proposed as
part of the East Riding Local Plan (ERLP) is assessed within the East Riding
Infrastructure Study1, and included within the Council’s Infrastructure Delivery Plan.

1.3

Policy C1 within the ERLP Strategy Document provides for the Council to seek
developer contributions from new development to meet the need for new and/or
improved infrastructure and facilities. One of the mechanisms for doing this is via CIL.
The existing mechanism by which the Council seeks developer contributions for
infrastructure is via site specific legal agreements known as Section 106 agreements.
The Government has recently scaled back the application of these agreements so that
no more than five can be used to pay for the same infrastructure project. No such
restrictions apply to the number of CIL contributions that can be used to pay for an
infrastructure project.

1.4

The levy is charged in pounds per square metre on the gross internal floorspace of
additional liable development on a site. If a proposal involves the re-use or redevelopment of an existing building, the charge would be based on the floorspace of
any new buildings less the existing floorspace.

1.5

National Planning Practice Guidance2 sets out more detail as to what CIL is and how it
is introduced and implemented.

1

Available at: http://www2.eastriding.gov.uk/environment/planning-and-building-control/east-riding-localplan/infrastructure-study/
2
Available at: http://planningguidance.communities.gov.uk/blog/guidance/community-infrastructure-levy/
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1.6

East Riding of Yorkshire Council is defined under the relevant legislation as the CIL
charging authority for the area. The purpose of this consultation document is to set
out the general principles of CIL and to seek views on the Council's Preliminary Draft
Charging Schedule.

How do I get involved?
The Council would like as many people as possible to have their say on this document. You
can read it in all of the Council’s Customer Service Centres, at main Libraries, and on our
website. You may also request a hard copy (for which we have to make a charge to cover
printing and postage costs) or a free copy on CD by contacting us by telephone or email.
You can complete our questionnaire which is available at these same locations, online, or on
request from us. Emails and letters would also be welcome.
The period in which comments can be made runs until Friday 13th May, 2016.
Address:
Forward Planning
East Riding of Yorkshire Council
County Hall
Beverley
HU17 9BA
Telephone: 01482 391750
Email: forward.planning@eastriding.gov.uk
Website: www2.eastriding.gov.uk/environment/planning-and-building-control/east-ridinglocal-plan/community-infrastructure-levy/

1.7

Following the end of the consultation period, responses will be considered and
amendments made to the charging schedule, where necessary, taking account of
concerns and queries raised. A draft charging schedule, prepared in light of comments
received and other updated evidence, will then be released for another period of
consultation. It will then be submitted to be examined by an independent examiner
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and, if approved, it can then be adopted. On adoption, the Council would then be able
to start charging the levy on new developments.
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2.

How is CIL set?

2.1

To set a CIL charge in its area, the Council must:
a. identify the total cost of infrastructure it wishes to fund wholly or partly
through the levy. In doing so, it must consider what additional infrastructure
is needed to support new development in its area, and what other sources of
funding are available, based on appropriate evidence. This is set out in the
Infrastructure Delivery Plan and the Regulation 123 list (appendix A).
b. produce and summarise economic viability evidence that shows the potential
effects of the proposed CIL rates on the economic viability of development
across it’s area. This is set this out in a separate document- ‘Community
Infrastructure Levy Viability Study (2016)’ available alongside this document.

2.2

The Council has drawn on the viability evidence to set draft charges, which do not
threaten the ability to viably develop the sites and scale of development identified in
the ERLP. Using this, as well as its evidence of infrastructure needs that underpin the
Local Plan, a range of draft CIL rates and charging zones have been set out within
section 3 of this document. These seek to strike an appropriate balance between
securing additional investment in infrastructure to support new development and the
potential effect a charge would have on the viability of new development.

2.3

This balance is at the centre of the CIL charge-setting process and meeting regulatory
requirements3. Through this evidence, the Council can show how its proposed levy
rates will contribute towards the implementation of its Local Plan and support
development across its area.

3

CIL 2010 Regulation 14(1), as amended by the 2014 CIL Regulations
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3.

Proposed CIL Charging Rates

3.1

The Council's proposed Preliminary Draft CIL Charging Schedule rates are set out in
the table below.

3.2

The geographical areas covered by the different residential (use class C3) CIL charging
zones are set out on the next page. These zones follow Parish boundaries with the
exceptions of zones for:


Driffield, which follows Development Limits identified in the ERLP.



Bridlington, which follows Development Limits identified in the ERLP.



Allocations BEV-J, BEV-R, and BEV-K in Beverley, which follow the
boundaries of these allocations and considering these as one combined
area.

3.3

The only non-residential CIL charge for retail warehousing (open A1 use class) would
apply East Riding wide. The definition of retail development proposed to be CIL
chargeable would be:
“large stores in edge-of-centre and out-of-centre locations specialising in the sale of
household goods (such as carpets, furniture and electrical goods), clothes, DIY items
and other ranges of goods, catering mainly for car-borne customers, with no
restriction over the range of retail goods that can be sold”

3.4

A size threshold of 500 square metres would apply to this kind of retail before CIL
charges would be applicable.
Development Type

Charging Rate per square metre of internal
floorspace
£100
£80
£30
£15
£0
£75

Residential – high zone
Residential – medium/high zone
Residential – medium zone
Residential – medium/low zone
Residential – low zone
Retail Warehousing (open A1 use class)
over 500 square metres
All other uses

£0

Question PDCS1
Do you agree with the proposed charging rates and charging zones?
If not, please provide any supporting evidence that should be considered by the Council in
revising the rates and/or zones.
5
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4.

Rationale for the proposed CIL Charging Rates
Development Viability Evidence

4.1

A separate document, ‘Community Infrastructure Levy Viability Study (2016)’, is
available alongside this document and sets out the methodology and assumptions for
assessing the viability of new development. The Council has used this evidence to
propose the levy rates set out in section 3 in a way that should not undermine the
delivery of new development.

4.2

The viability study tests a range of hypothetical residential developments in different
parts of the East Riding reflecting the very significant area covered and the presence of
very different housing market conditions considered by the study. This includes
different densities, as well as greenfield and brownfield variants. These assessments
establish the maximum amount of CIL (the ceiling rate) that could be charged in
different circumstances.

4.3

Whilst the vast majority of land allocated for residential development in the Local Plan
is on greenfield land (88%), the general approach for setting residential use CIL rates
has been based on the ‘ceiling’ brownfield rates established by the study. This is to
ensure that typical brownfield sites allocated in the plan, as well as brownfield
‘windfall’ developments, would still be able to come forward once CIL is introduced.

4.4

The CIL rates have been set having regard to high, medium, and low value areas within
each of the six housing sub-market areas in the East Riding established by using
average house price ‘heat’ maps. The viability results for each of these value areas have
then been applied accordingly.

4.5

Whilst the general approach outlined above has been applied, there have been some
minor departures from setting the CIL charge at exactly the ceiling brownfield rate.
This is mainly due to the house price ‘heat’ map data being based at the Ward level,
which masks more localised variations in house prices. They include the following:


The Driffield and Rural Ward covers an area including the town of Driffield as
well as a wider rural area stretching to Sledmere. It is clear that house prices in
Driffield have distorted the average house prices for the Ward downwards. A
lower value CIL charge has therefore only been set within the development
7

limits of Driffield (£0) and a higher CIL charge (£30) set for the wider rural
area within the Ward. This matches the approach to similar rural areas
immediately adjacent to the Ward.


The Bridlington Central and Old Town Ward covers an area including parts of
the town of Bridlington as well as a wider rural area stretching to Grindale and
Flamborough. It is clear that house prices in Bridlington have distorted the
average house prices for the Ward downwards. A lower value CIL charge has
therefore only been set within the development limits of Bridlington (£0) and a
higher CIL charge (£30) set for the wider rural area within the Ward. This
matches the approach to similar rural areas immediately adjacent to the Ward.



There is evidence that the adjacent settlements of North Cave and Hotham
experience significantly higher values than indicated by the average house price
map which combines it with the mid/lower value areas of the Goole market
area. These areas have therefore been incorporated within the higher charge
rate (£100) consistent with the levels indicated to be viable in the Beverley
higher value area.



There is evidence that the settlements of Wetwang and Fridaythorpe
experience lower values than indicated by the average house price map which
combines it with the mid/higher value areas of the Wolds market area. These
areas have therefore been incorporated within the lower charge rate (£30)
consistent with the levels indicated to be viable in Bridlington high value area.



Regard has been had to site specific modelling work undertaken through the
viability study. This has tested areas shown as ‘key areas of growth’ within the
ERLP Strategy Document. In most cases, this has indicated that similar CIL
charges should be set for these sites to those set for areas surrounding them.
The site specific appraisal carried out of the large scale housing allocations to
the south of Beverley (BEV-J and BEV-K) indicated a reduced level of CIL
headroom when compared to the smaller hypothetical sites tested through the
area wide model. In view of the limited site specific information available as
part of the viability study, and anticipated significant infrastructure
requirements, a cautious approach has been applied that reduces the CIL rate
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for allocation BEV-J to £30/m2 and for allocation BEV-K this reduces to
£15/m2.
4.6

Other uses have been assessed within the viability study; however the only nonresidential use able to withstand a CIL charge is retail warehousing with a proposed
charge of £75/m2.
Infrastructure Needs Evidence

4.7

Balanced against these viability considerations are the East Riding’s infrastructure
needs set out within the Infrastructure Delivery Plan and CIL Draft List of
Infrastructure Projects (Regulation 123 List) (Appendix A), which sets out
infrastructure projects needed to support Local Plan growth intended to be funded in
whole or in part via the levy.

4.8

The list includes over 40 schemes with gaps in funding totalling over £132 million once
known existing funding streams are taken account of. The schemes and gap in funding
is summarised in the table below.

Type of Infrastructure
Drainage, Flood and Coastal Defence
Education
Public Open Space
Transport
Yorkshire Harbour and Marina Project

Funding Gap
£36.5m
£8.5m
£10.1m
£32.0m
£45.0m

Question PDCS2
With reference to the CIL Draft List of Infrastructure Projects (Regulation 123 List) (appendix
A), and the summary table above, do you have any comments on the draft list of infrastructure
projects that are proposed to be funded wholly or partially via CIL?

CIL Revenue Projections
4.9

Using the proposed CIL charging rates and charging zones set out in section 3 above,
the Council has established the indicative amount of CIL it is likely to raise over the
Local Plan period to 2029. This takes account of:


Those dwellings that have already gained planning permission.
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An assumption that a further 3 years worth of housing supply will gain planning
permission prior to the anticipated adoption of CIL in mid 2017. This takes
account of an expected rush of applications submitted to avoid a CIL charge.



An assumption that around 5% of new dwellings going forward may be self
build and therefore be exempt from paying the levy.



An assumption that affordable housing will not pay the levy as it would benefit
from social housing relief.



An amount of CIL collected to be passed to the Parish Councils assumed to be
15% of CIL receipts collected within each Parish. This would be subject to a
‘cap’ of £100 per every existing Council taxable dwelling in each Parish per
year. Where Parishes have an adopted Neighbourhood Plan in place they
would qualify for 25% of CIL receipts collected within their area to be passed
on to them with no cap on the total amount.

4.10 The indicative amount of CIL the Council is likely to raise over the plan period (by
2029) is £19.4 million. This works out at around £1.4 million a year following adoption
of the CIL charging schedule. Given the £132 million plus of deficits in infrastructure
funding identified above, there is a strong imperative for the Council to maximise its
CIL income (without putting at risk the overall scale and distribution of development
proposed as part of the Local Plan).
4.11 In addition to the CIL funding retained by the Council, there is also projected to be an
indicative £4.4 million to be passed down to the Parish Councils over the Local Plan
period. Some of this funding could also be spent on infrastructure priorities identified
above depending on what the priorities for spending this money are within each
parish.
4.12 The Council believes it has proposed CIL charges and charging zones that strike an
appropriate balance. This recognises the significant need for additional investment in
infrastructure to support new development, alongside the potential effect a charge
could have on the viability of development.
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5.

Calculating CIL Liability

5.1

Once CIL is adopted, liability will be calculated based on the CIL charging rates and
zones set out in section 3 above.
Exemptions from CIL

5.2

The CIL Regulations exempt the following from paying the levy:


Development by registered charities for the delivery of their charitable
purposes;



Those parts of a development which are to be used as social housing;



The conversion of any building previously used as a dwelling house to two or
more dwellings;



Development of less than 100m2 of new build floorspace, provided that it does
not result in the creation of a new dwelling;



The conversion of, or works to, a building in lawful use that affects only the
interior of the building;



Development of buildings and structures into which people do not normally go
(eg, pylons, wind turbines, electricity sub stations);



Residential annexes and extensions (where the person who would normally be
liable for the charge owns a material interest in the main dwelling and occupies
the main dwelling as the sole or main residence); and



Self-build housing where a dwelling is built by the person who would normally
be liable for the charge (including where built following a commission by that
person) and occupied by that person as their sole or main residence.
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5.3

In addition to the exemptions above, the CIL Regulations allow for the Council to
provide further relief, at their discretion through a discretionary relief policy. This is
not part of the preliminary draft charging schedule at this stage and may be published
at a later time.

Question PDCS3
Should the Council provide an option for further relief from CIL, at their discretion through a
discretionary relief policy? Please provide reasoning for your response.

Phased payments
5.4

CIL charges will become due from the date that a chargeable development is
commenced. The CIL Regulations allow for the Council to make provision for phased
payments. A phased payment approach helps developers with cash flow and can assist
in making more development viable. The Council is considering offering phased
payments for which an instalment policy would be developed. This is not part of the
charging schedule at this stage and will be further considered at the next stage in
developing a CIL charging schedule.

Question PDCS4
Should the Council make provision for phased payments of CIL? Please provide reasoning for
your response.

Calculating the charge
5.5

The calculation of the chargeable amount is set out in regulation 40 of the Community
Infrastructure Levy Regulations (2010) as follows:


The collecting authority must calculate the amount of CIL payable (“chargeable
amount”) in respect of a chargeable development in accordance with this
regulation.



The chargeable amount is an amount equal to the aggregate of the amounts of
CIL chargeable at each of the relevant rates.
12



But where that amount is less than £50 the chargeable amount is deemed to
be zero.



The relevant rates are the rates at which CIL is chargeable in respect of the
chargeable development taken from the charging schedules which are in effect
o at the time planning permission first permits the chargeable
development; and
o in the area in which the chargeable development will be situated.



The amount of CIL chargeable at a given relevant rate (R) must be calculated
by applying the following formulaR x A x Ip
Ic
o Where- A= the deemed net area chargeable at rate R; Ip= the index
figure for the year in which planning permission was granted; and Ic=
the index figure for the year in which the charging schedule containing
rate R took effect. The index figure referred to in Ip above is the
national All-in Tender Price Index published from time to time by the
Building Cost Information Service of the Royal Institution of Chartered
Surveyors (Registered in England and Wales no. RC000487); and the
figure for a given year is the figure for 1st November of the preceding
year.



The value of A in the formula above must be calculated by applying the
following formulaCr x (C – E)
C
o Where- Cr= the gross internal area of the part of the chargeable
development chargeable at rate R; C= the gross internal area of the
chargeable development; and E= an amount equal to the aggregate of
the gross internal areas of all buildings which, a) on the day planning
permission first permits the chargeable development, are situated on
the relevant land and in lawful use; and, b) are to be demolished before
completion of the chargeable development.
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CIL payments in kind
5.6

The CIL Regulations allow the Council to accept payments in kind, which could
involve the provision of new infrastructure, or the provision of land. This would have
to be in lieu of all or part of the CIL due in respect of a chargeable development. The
value of both land and/or infrastructure payments must be equal to the value of the
land / infrastructure required. This is not part of the charging schedule at this stage
and will be further considered at the next stage in the developing a CIL charging
schedule.

Question PDCS5
Should the Council allow for payments of CIL in kind? Please provide reasoning for your
response.
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6.

Glossary of Key Terms
There are technical aspects to planning which may present challenges to those
unfamiliar with the planning system. The table below is a simplified explanation of the
key terms within the PDCS. A comprehensive glossary of planning terms can be found
in Annex 2 of the National Planning Policy Framework (NPPF).

Term
Community
Infrastructure Levy
(CIL)
Draft CIL Charging
Schedule

Gross Internal
Area (GIA)

Definition
A levy allowing local authorities to raise funds from owners or
developers of land undertaking new building projects in their
area.
A draft charging schedule is prepared by the charging authority,
in light of comments received on the preliminary draft charging
schedule and other updated evidence where applicable. It is
subject to further public consultation before going forward for a
formal independent examination.
GIA is the area of a building measured to the internal face of the
perimeter walls at each floor level. Including:
 Areas occupied by internal walls and partitions
 Columns, piers, chimney breasts, stairwells, lift-wells,
other internal projections, vertical ducts, and the like
 Atria and entrance halls, with clear height above,
measured at base level only
 Internal open-sided balconies, walkways, and the like
 Structural, raked or stepped floors are property to be
treated as a level floor measured horizontally
 Horizontal floors, with permanent access, below
structural, raked or stepped floors
 Corridors of a permanent essential nature (e.g. fire
corridors, smoke lobbies)
 Mezzanine floor areas with permanent access
 Lift rooms, plant rooms, fuel stores, tank rooms which
are housed in a covered structure of a permanent
 nature, whether or not above the main roof level
 Service accommodation such as toilets, toilet lobbies,
bathrooms, showers, changing rooms, cleaners' rooms,
and the like
 Projection rooms
 Voids over stairwells and lift shafts on upper floors
 Loading bays
 Areas with a headroom of less than 1.5m
 Pavement vaults
 Garages
 Conservatories
It excludes:
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Payment in kind

Regulation 123 list

Preliminary draft
CIL Charging
Schedule

Perimeter wall thicknesses and external projections
External open-sided balconies, covered ways and fire
escapes
 Canopies
 Voids over or under structural, raked or stepped floors
 Greenhouses, garden stores, fuel stores, and the like in
residential
Mechanism introduced within the CIL Regulations that allows
the Council to accept the payment of all or part of a CIL Liability
through the provision of land or infrastructure to the Council, or
a party(ies) nominated by the Council.
A document that specifies projects or types of infrastructure
which the Council intends will be, or may be, funded fully or
partly by CIL contributions.
A document which sets out the charging authority’s initial
proposals for the levy, for public consultation.
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Appendix A
East Riding of Yorkshire Council
Community Infrastructure Levy.
Draft List of Infrastructure Projects (Regulation 123 List)
Introduction
The table below is a draft list of infrastructure projects the Council intends to fund in whole
or in part via the Community Infrastructure Levy (CIL), once adopted. CIL can be used to
fund the provision, improvement, replacement, operation or maintenance of infrastructure
to support new development.
CIL Regulation 123, however, prevents the use of Section 106 Planning Obligations for
infrastructure intended to be funded in whole or in part by CIL. This is to ensure no
duplication of developer contributions towards the same infrastructure project.
The Regulation 123 list can be reviewed and updated regularly. The inclusion of a project or
type of infrastructure does not signify a commitment from the Council to fund the project
(either in whole or in part).
This list has been prepared and evidenced mainly by the findings of the Council's
Infrastructure Study and Infrastructure Delivery Plan.
East Riding of Yorkshire Council Regulation 123 List
Type of
Infrastructure
Education

Drainage, Flood
and Coastal
Defence

Location

Infrastructure Project

Primary Schools within:
Bridlington, Driffield, Goole
(excluding new school within
allocation GOO-A), Howden,
Market Weighton, Withernsea,
Keyingham, Kilham.
Secondary Schools:
Driffield, South Hunsley
All secondary and primary
schools serving catchments
containing East Riding Local Plan
Housing allocations.
River Hull Hempholme Pumping
Station (RHICS).
River Hull Wilfholme Pumping
station (RHICS).
Western Drain embankment,
Beverley & Barmston Drain, Fox
Drain (RHICS).

Extensions to existing primary
schools.
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Extensions to secondary
schools.
Building improvements
unrelated to extensions to
existing schools or new
schools.
Refurbishment of pumps
Refurbishment of pumps
Embankment raising on 3
watercourses, new high flow
weir on Western Drain
(Dunswell)

River Hull Boat Removal
(RHICS).
River Hull Channel Re-profile
(RHICS).

Open Space,
Recreation
Provision, Green
Infrastructure
and Burial Space
Bridlington Area
Action Plan
Strategic Public
Realm

Removal of sunken vessels

Re-profile of sections of R Hull
from Tickton to Humber
confluence
South Cave Flood Alleviation
Upgrade culvert and create
Scheme.
large attenuation area
Beeford Village Flood Alleviation Various Watercourse and
Scheme.
culvert improvements
Beverley Model Farm Drain.
Re-establish historic
watercourse
Areas of the East Riding affected Works Arising from Flood
by development.
Risk Management Plans.
South Withernsea Sea Defence. Coastal Erosion/ Sea Defence
Hornsea Mere Water Level &
Improve tidal outfall
Quality Scheme.
arrangement and watercourses
Hessle Foreshore Tidal Defence Tidal defences at Hessle
frontage
Skeffling Managed Realignment
Compensatory Habitat for
Scheme.
tidal defence schemes (Middle
Estuary)
Areas with identified shortfalls
The provision and
of open space provision that
improvement of parks and
serve new development.
ornamental gardens, natural
and semi-natural green spaces,
allotments, cemeteries and
churchyards and civic space
open space typologies.
Station Plaza, which forms the
Provision of and improvement
new gateway to the Town
Strategic Public Realm set out
Centre;
in the Bridlington Town
Gypsey Race Park and spine,
Centre Area Action Plan. This
from the Coach Park through to does not include the provision
the Harbour, with the walks and and improvement of outdoor
cycle lanes along its length;
sports facilities/playing pitches
the Primary Retail Circuit, along and open space provision
a widened pavement on Quay
specifically for children and
Road/Prospect
young people.
Street/Manor Street to Chapel
Street and King Street and in
The Promenades;
Cenotaph Gardens;
The new Town Square at Bridge
Street/Queen street, with the
enhanced pedestrian
entrances into the Harbour
from Bridge Street and Queen
Street;
The pedestrian entrances to the
18

Yorkshire
Harbour and
Marina Project

Transport &
Highway
Network

Harbour from Bridge Street and
Queen Street; and
The Town Centre Seafront,
taking in Prince Street and Cliff
Road, the northern
Harbour perimeter, Garrison
Square and the Esplanade up to
Leisure World.
Within and around Bridlington
Harbour

Expected to be located in
Council managed car parks.
A164 Swanland Roundabout,
A164 Jocks Lodge Junction,
A1079 Dunswell Roundabout,
A1079 Killingwoldgraves
Roundabout, A1079
Shiptonthorpe Roundabout,
M62 Junction 36, A63 Humber
Bridgehead Junction, A64
Grimston Bar Interchange
A1079 corridor, M62/A63
corridor, A164 Beverley to
Haltemprice,
A1174/A164/A1035 Hull to
Beverley to Hornsea Corridor.
19

The main features of the
project are:
i) The regeneration,
conservation and enhancement
of the historic harbour;
ii) Two new piers to create
the Marina footprint:
-an extension to the North
Pier,
-a new south pier constructed
to the south of the existing
harbour,
iii) The Marina, with the
Harbour, to contain two areas
of newly impounded water to
accommodate circa 320 new
leisure pontoons
iv) Tidal areas for pleasure
boating activity and relocated
fishing fleet
v) New land reclaimed to the
north and south of the existing
South Pier for operational
activities and new
development
Creation of electric car
charging points.
Highway Capacity
Improvements.

Bus Corridor Service
Improvements.

Cherry Burton to Molescroft &
A165 between Long Riston and
the A1035.

Footpath and Cycleway
Improvements.

For clarity and the avoidance of doubt, the following will continue to be secured through
planning conditions and/or section 106 agreements:





Affordable housing (which is not subject to pooling of S106 restrictions.)
Off site works to the transport network needed to accommodate a specific
development in terms of capacity, safety and/ or network management (otherwise
through section 278 of the Highways Act 1980).
The provision and improvement of outdoor sports facilities/playing pitches and open
space provision for children and young people.
Any other matter directly related to a specific site that is not set out in this
Regulation 123 List.
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