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1.0 Introduction

1.1 This document is a Research Topic Paper prepared in support of the Council’s Community Infrastructure Levy (CIL). Part 14 of the Community Infrastructure Levy Regulations 2010 states that in setting rates in a CIL charging schedule, a charging authority must “aim to strike what appears to the charging authority to be an appropriate balance between:
a) 
the desirability of funding from CIL (in whole or in part) the actual and expected estimated total cost of infrastructure required to support the development of its area, taking into account other actual and expected sources of funding; and 

b) 
the potential effects (taken as a whole) of the imposition of CIL on the economic viability of development across its area”. 

1.2 This document seeks to identity the actual and expected estimated total cost of infrastructure required to support the development in the Core Strategy, taking into account other actual and expected sources of funding. The outcome of this exercise will provide a useful guide in setting the rates for the charging schedule and evidence for securing other sources of funding for Infrastructure delivery. This document builds upon the work of the Infrastructure Delivery Plan (IDP) 2012 and its supporting infrastructure schedule as well as the Core Strategy (CS) (2012) to identify:

· The amount of development (per sq. m) coming forward over the next ten years. 

· The amount of money required to fund the infrastructure required to support development within the next ten years.
1.3 This document should be read in conjunction with the Community Infrastructure Levy Viability Assessment (2013) as they both inform the charging rates for CIL set out in the Preliminary Draft Charging Schedule. The document does not provide any additional primary evidence, but rather updates and brings together all the relevant information required as part of the evidence base for a CIL charging schedule. This includes:

· The Infrastructure Delivery Plan (2012)

· The Play Pitch Strategy (2012)
· Transport and Accessibility Topic Paper (2012)

· Technical Note: Transport measures to support growth identified in the Woking Borough Core Strategy (2011)
· Woking Borough Thames Basin Heath Special Perfection Area Avoidance Strategy (2010)
2.0 What is the Community Infrastructure Levy?

2.1 As part of the changes introduced under the Planning Act 2008, the Government introduced the Community Infrastructure Levy (CIL), a new mechanism to enable infrastructure requirements arising from growth to be funded through developer contributions. The relevant legislation pertaining to CIL is set out in the Community Infrastructure Levy Regulations 2010 (as amended).
2.2 CIL is a standardised non-negotiable local levy that is charged to new development for the purpose of helping to raise funds to support the delivery of the infrastructure that is required as a result of new development.  CIL provides a more consistent and transparent mechanism to secure financial contributions. It also provides certainty to developers when planning their development schemes. 

2.3 As of April 2014 it will be difficult to secure sufficient contributions towards identified infrastructure through legal agreements unless specific types of infrastructure or projects are specifically excluded from CIL. Specific infrastructure projects exempted from CIL can still be funded through legal agreements subject to a cap on the pooling of such contributions. From April 2014, pooling of contributions will be limited to no more than five developments. Consequently, securing sufficient contributions to deliver infrastructure such as transport, education and Suitable Alternative Natural Greenspace, which relies on pooling many contributions will be difficult.
2.4 The Council has resolved to apply CIL as the primary mechanism for securing developer contributions towards Infrastructure delivery. The intention to adopt CIL as a priority is further emphasised in policy CS16: Infrastructure of the Core Strategy. This policy also sets out the Council’s definition of Infrastructure. In this regard the planning policy basis for adopting CIL and the use of it for securing contributions towards infrastructure has already been established. Government guidance requires local authorities to have an up-to-date local plan before adopting CIL. This document provides further details regarding the infrastructure funding gap and how this will inform the Council’s charging schedule. 
3.0 How is CIL calculated and charged?

3.1 The CIL Regulations require two distinct issues to be considered. Firstly, a charging authority (the Local Authority) needs to demonstrate that new development necessitates the provision of new or improved infrastructure, which this document seeks to identify. Secondly, that the rate of the proposed levy does not make development proposals unviable, which the Community Infrastructure Levy Viability Assessment (2013) seeks to demonstrate.
3.2 The levy is charged as pounds per square metre and collected on the commencement of development. CIL is to be charged on the net increase in the ‘gross internal floor space’ resulting from new development, apart from affordable housing and buildings used for charitable purposes where exemptions have been made.
3.3 Based solely on viability a CIL charge can vary based on either location or type of development. Details of differential rates that could apply to Woking are set out in the Community Infrastructure Levy Viability Assessment (2013).  

4.0 Process for adopting CIL at Woking: 

4.1 The process for adopting CIL is prescribed by the Community Infrastructure Levy Regulations 2010 (as amended). The Council is therefore required to follow this process in preparing its CIL Charging Schedule. The key stages of the process and the Council’s timetable for adoption are set out in Figure 1 below. This shows the context of the Infrastructure Funding Gap work and its importance in informing the CIL Charging Schedule: 
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Figure 1: Process for adopting CIL

5.0 Development coming forward

5.1 In order to establish the estimated total cost of infrastructure required to support development in the Borough, it is first necessary to identify the quantity and nature of development coming forward.

5.2 Woking Borough Council has an adopted Core Strategy (October 2012)
. It is up to date to provide a policy justification for introducing CIL. This document identifies the amount of retail and employment floor space coming forward over the plan period. It also identifies the amount of housing that will be delivered during the plan period. This is equivalent to a minimum annual average requirement of 292 dwellings. The delivery of housing requirement is justified by the Council‘s Strategic Housing Land Availability Assessment (2011), which identifies housing sites coming forward over the next ten years.

5.3 For the purposes of CIL and the funding gap work the Council has estimated the likely amount of development coming forward in the Borough over the next ten year period and the estimated cost of the infrastructure required to support it. A ten year period has been taken because at this stage the Council is not yet in a position to identify specific deliverable sites that will come forward to meet housing need between 2022 and 2027. This will be identified as part of the Green Belt boundary review and/or the Development Delivery DPD. Until such sites have been identified the Council is unable to assess the amount of infrastructure that will be required to support this future housing growth. Accordingly this funding gap work will be updated and the CIL charging rates reviewed after the Green Belt boundary review is carried out and Site Allocations DPD adopted in order to ensure that adequate funding is secured towards infrastructure delivery in the latter stages of the Core Strategy plan period. This will also allow the Council to review the charge in the context of future economic climate to ensure that the CIL charge is up-to-date.

5.4 The Core Strategy sets out the likely amount of floorspace coming forward over the life time of the plan period (15 years). In these instances an average of the yield over a ten year period has been assumed.  

Employment (B uses)

5.5 Policy CS1: A spatial strategy for Woking Borough of the Core Strategy identifies the following net additional employment generating floorspace over the plan period (2010-2027) 28,000sqm of Class B1 use (office floor space) and 20,000 sq m of Class B8 use (warehousing floor space). 

5.6 Policy CS15: Sustainable economic development further identifies an approximate loss of 31,000 sq.m of Class B2 use (Industrial floorspace). It is anticipated that this will be converted into Class B8 use (warehousing) or flexible mixed employment use. Thus it is likely that any additional gross floor space in employment use will be in the form of Class B1 use (office).

5.7 The Core Strategy anticipates that most office floorspace will be directed to the Town Centre and West Byfleet District Centre. This is estimated to be in the region of 27,000 sq.m and 1,000 -1,500 sq.m respectively (the lower estimate equating to the 28,000 sq m identified over the plan period in CS1). This equates to 1,867 sq.m per year over the plan period. 

5.8 Over the next ten years it is estimated that the amount of Class B1 office floorspace coming forward will be: 

Total of 18,667 sq.m; 
18,000 sq.m will be in the Town Centre; and
667 sq.m will be within West Byfleet District Centre. 

Retail Uses (A uses)

5.9 Policy CS1: A Spatial Strategy for Woking Borough, CS2: Woking Town Centre and CS3: West Byfleet District Centre identifies a total additional retail floor space of 93,900 sq.m over the plan period (2010 - 2027), 75,300 sq.m in the Town Centre, 12,500 sq.m in West Byfleet District Centre and 6,100 sq.m in other locations.

5.10 There has already been some delivery towards this figure as part of the Town Centre redevelopment schemes. This is in the region of about 1,762.5 sq.m (net increase). Across the borough, some small scale redevelopment in the region of 158 sq.m has been delivered. Over the next ten years it is estimated that the amount of Retail floorspace coming forward will be:

Total of 61,530.4 sq.m to comprise:
49,025 sq.m will be in the Town Centre;
8,333 sq.m will be in the West Byfleet; and


4,172 sq.m will be in the rest of the Borough
Residential 

5.11 Part of the work required in connection with the Strategic Housing Land Availability Assessment (SHLAA) is to identify all deliverable residential sites in years 1-5 and 6-10 as well as the number of units likely to be coming forward from each development. The SHLAA forms part of the evidence base for the Core Strategy and has been scrutinised as part of the Core Strategy Examination. It is therefore a reliable source of information to support this work. The break down of the number and type of units coming forward has been worked out based on the density of the development set out in the SHLAA. 

5.12 In order to establish the future level of residential floorspace coming forward for development within the next ten year period a number of assumptions were made. The SHLAA in itself primarily discounts change of use and conversion of houses into flats etc. as this type of development is limited in number. However it does include these sites where there is an extant planning permission.)

5.13 The Council has made some assumptions regarding the net increase in floor space. For instance, where the SHLAA indicates a dwelling has been knocked down to accommodate two, the average floor space for only one dwelling has been recorded. The Council accepts that these are estimates of floor space. In addition, in some instances, the Council has not deducted the floor space as it is assumed that the existing buildings would not be in use
.

5.14 It should be noted that the SHLAA identifies that a total of 3034 units will be delivered over the next ten years, this equates to 114 units above the minimum housing average requirement set out in the Core Strategy. However for the purpose of CIL, sites which benefit from extant planning permission (and will not trigger CIL) have been removed from the calculations
. Deducting these sites leaves 1976 units of SHLAA sites to be coming forward over the next ten year period, which do not benefit from extant planning permission. 

5.15 Table 1 summarises the additional residential floor space likely to come forward over the next ten years. The average floor space standards are taken from the Viability Assessment, to ensure a consistent approach in setting the CIL rate. The purpose of this exercise is to estimate the amount of chargeable floor space coming forward. As the overall aim of policy CS12: Affordable Housing is to provide an average of 35% affordable housing (which does not trigger CIL), 35% of the overall amount of floorspace coming forward has been discounted. The amount of infrastructure required to support all development coming forward, set out in Section 6 takes onto account both chargeable and non chargeable floorspace (including affordable housing units). 

Table 1: Residential Development coming forward

	
	1 BR Flat
	2 BR Flat
	3 BR Flat
	2 BR House
	3 BR House
	4 BR House 
	4 BR House +
	Total

	Number of units coming forward on next 10 yrs WITHOUT planning permission
	414
	919
	9
	150
	299
	162
	23
	1976

	Average floor space (sq m):
	50
	67
	73
	75
	85
	100
	115
	

	Total number of sq m
	20,700
	61,573
	657
	11,250
	25,415
	16,200
	2,645
	138,440

	Omitting 35% A/Housing, total chargeable residential floor space over next ten years (sq m), chargeable floor space per annum (sq m)
	89,986




Summary of development coming forward in the Borough 

Based on the above, it is estimated that the following sq m of chargeable development will be coming forward over the next ten years: 

Table 2: Summary of chargeable development coming forward

	Type of floor space
	Chargeable floor space (sq m) over next ten years

	All Class C3 use (Residential)
	89,986



	All Class A uses
	61,530

	All Class B uses
	18,667

	Total development
	170,182


6.0 Infrastructure required to support development:

6.1 The IDP sets out various types of infrastructure required to support development. This list, whilst extensive, is in itself not exhaustive. For the purposes of demonstrating the total cost of infrastructure required to support the proposed development, the key infrastructure needed to meet the demands of a growing population which the Council typically seek developer contributions towards are as follows:

· Suitable Accessible Natural Greenspace (SANGs) land required to mitigate against the impact of the SPA (excluding Strategic Access Management and Monitoring, SAMM- see Appendix 1 for more information)
· Education

· Road and Transport infrastructure and mitigation

· Open Space and Leisure. 
Other necessary infrastructure requirements have not been included as part of the funding gap work, even if they have been included in the Council’s Infrastructure Schedules. These include the future requirement of flood bunds in the Byfleet Area. The costing of this scheme has not been included as it yet to be published and the Environment Agency is not in a position at this stage to provide an accurate estimate of its cost. The Environment Agency aims to provide this infrastructure anytime between 2017- 2027. The Council will be revising the funding gap work after the Green Belt Review and Site Allocations DPD to take into account any new information. The flood alleviations requirements will be included in the costing if further clarification is given from the Environment Agency.

Suitable Accessible Natural Greenspace:

6.2 The Council is required to mitigate the impacts of development within 5 km of the Thames Basin Heaths Special Protection Area (SPA) by providing and maintaining areas of SANG. To mitigate expected levels of development within 5 km of the SPA would require the provision of between 31.3- 39.33 ha of SANG land. This is essential Infrastructure required, without which residential development would be resisted. Further details regarding this and the calculations are set out in Appendix 1. 

Leisure and recreation: 

6.3 The Core Strategy requires a minimum average housing requirement of 292 dwellings per year, with the emphasis on the overall need for family housing. This will inherently result in a growing demand for formal play space, leisure facilities and sports pitches across the Borough. This will require both new facilities and works to increase the capacity of existing ones. 

6.4 The Council recently produced a Playing Pitch Strategy Review (2012) which sets out the pitch provision requirements over the next ten years (this has informed local play pitch standards set out in Appendix 4 of the Core Strategy). The document identifies that for sports such as athletics, rugby and cricket the continued maintenance and improved facilities at existing sites should be adequate to meet future demands within the Borough. However for sports such as football, additional pitches would be required. The study sets out recommended additional facilities and improvements, as well as the likely maintenance associated costs with such provision. This is estimated at approximately £14,400,000. Sources of funding for play pitch provision may include possible Football Foundation grants for facilities enhancements and artificial turf provision, and Sport England Grants towards new facilities. However, such funding cannot be guaranteed and accordingly, on this basis no alternative sources of funding have been identified.

6.5 Since the Council’s IDP (2012) was published the Council’s Cultural & Community Development Team has done further work on the future demands for allotment places. The 70 allotments identified in the IDP to be provided along Carthouse Lane have now opened and is helping to meet existing demand. Based on future population growth it is anticipated that the future need for allotments will be in the region of 70 plots over the next ten years which is estimated at an approximate cost of £266,304 (see Appendix 2 for full calculations). The Council is currently in negotiation with Cala Homes as part of the Brookwood Farm development of 297 units to provide £115,000 for an additional 42 plot allotment site.
6.6 The IDP (2012) also sets out the requirements for play space for both children and young people and identifies the existing deficits across the Borough. The Council’s priority areas for provision are also set out in the Core Strategy. The Council’s current objectives are to meet the existing deficits and current needs in a short term programme of works aimed to be completed by 2014/2015. The IDP also sets out the long term maintenance and improved works for both children play areas and teenage play requirements. These costings are for the maintenance and enhancement of existing areas, serving not only future but existing residents. However, based solely on the future residential growth over the next ten years (assuming the provision of the Council’s minimum average annual housing requirement of 292 units) it is estimated that 6 play areas for children aged 3 - 10 years would be required, costing £90,000 per play area, with a total cost of £540,000. One additional play area for young people would also be required, at a total cost of £422,000 (see Appendix 2 for full calculations). Currently the Council has no other sources of funding for such provision. 
6.7 In relation to the provision of community facilities, as part of the evidence base for the Core Strategy the Council undertook a Social and Community Facilities Audit (2011). This audit demonstrated that the borough is well served by existing facilities and that their retention, encouragement of efficient use and co-location of facilities should be sufficient to meet future needs. To this extent, no costing has currently been attributed to social and community infrastructure. However, if any schemes are identified in the future this will be updated as part of future review of the charging schedule. 
Education

6.8 Surrey County Council (SCC) is the authority responsible for education provision and has provided a Topic Paper attached in Appendix 3, which sets out the identified education costs required to support future housing development in the Borough. These are relatively reflective of that set out in the IDP. It outlines a need over the next ten years for 19 primary school classrooms and 13 secondary school classrooms, as well as Early Years places. Section 7 and 8 of the IDP also provides further information regarding future provision. 
6.9 The County Council has to respond to 'background' growth generated through changes in the birth rate and other factors. This will mean the overall education basic needs funding requirement in Woking could be much greater than that set out in Table 3. SCC receives basic funding from the government, however, it considers that this should not be seen as sole funding to support future growth. Whilst the County Council received approximately £14 million basic need funding from government in 2012/13, there is no guarantee that this source and/or level of funding will continue in future years. Under the assumption that it did, this would amount to £140m over the next 10 years to deal with basic need issues across the whole of the County. SCC medium term financial plan (MTFP) estimates a total capital expenditure of £49m over the next 10 years for primary and secondary education in Woking alone (this figure excludes Early Years Provision). Appendix 3 demonstrates why it is highly unlikely that existing sources of funding to meet the cost of education needs in Woking will be sufficient to cover any additional education need generated by future development. SCC further stresses that this funding gap is based on the minimum housing projection of 292 per year and could increase if it was decided in future that some of the additional capacity should be provided by way of new schools since land costs, site abnormalities and other exceptional costs are not factored in.
Road and Transport infrastructure

6.10 Surrey County Council (SCC) is the highway authority responsible for transport and has provided information setting out the costs of the necessary road and transport improvements and potential sources of funding over the next ten years. A summary of the overall costs is set out below in Table 3.
6.11 A Transport Assessment (TA) was undertaken to assess the transport implications of the Core Strategy. A Technical Note ‘Transport measures to support growth identified in the Woking Borough Core Strategy’ summarises the key issues and mitigation measures to address that. These documents are on the Council’s website (www.woking.gov.uk). This assessment demonstrates that there is no particular scheme which would be necessary to enable development to take place. However new development will increase traffic across the borough and the TA identifies a number of hotspots where congestion will occur. Future development will be required to make contributions towards transports improvements to mitigate against these impacts. These include road improvements across the Borough, particularly major schemes within or adjacent to Woking Town Centre. Further improved junctions, cycle schemes and other soft measures will also be required. 

Summary of total cost of infrastructure required to support identified development

6.12 The approximate total cost of providing the required infrastructure to address the impacts of development is set out in Table 3. The funding gap highlighted will need to be met through a combination of funding streams, one of which will be CIL.

Table 3: Summary of Infrastructure Requirements over the next ten years
	Infrastructure
	Infrastructure required
	Total funding required
	Existing from other sources
	Funding gap

	Thames Basin Heaths
	Future Improvements to green areas to deliver SANG for future growth (excluding existing Planning permission)
	£6,511,246.78
	£0
	£6,511,246.78

	Transport
	New roads, improved junctions, crossings, cycle improvements 
	£30,385,000
	£8,512,000


	£21,873,000



	Education
	19 primary school classrooms
	£48,900,000

	£17,000,000
	£31,900,000


	
	13 secondary school classrooms
	
	
	

	
	Early year provision
	
	
	

	Open Space
	Outdoor Sports
	£14,400,000
	£0
	£15,513,304


	
	Allotments
	£266,304
	£115,000
	

	
	Child Play Space
	£540,000
	£0
	

	
	Teenage Play Space
	£422,000
	£0
	

	Total
	
	£101,424,550
	£25,627,000
	£75,797,550.78



6.13 CIL is not intended to be the main source of funding for infrastructure delivery. Public sector funding will continue to be a significant source of funding.  However CIL will play an important part in reducing the gap between the cost of providing the required infrastructure to support a growing population and the amount of money available from other mainstream sources such as from central government and the local authority’s own capital receipts.

6.14 In establishing the funding gap, the Council has taken into account other actual and expected sources of funding. This includes:
· Long term strategic delivery plans, such as the Local Transport Plan;

· Financial forward plans of delivery agencies;

· Specific evidence provided by delivery agencies, such as Surrey County Council on spending plans; and
· Outstanding Section 106 (S106) contributions from new permissions.
6.15 The main sources of funding for local services come from Central Government in the form of revenue and capital grants, and from local council tax. Alongside these sources, funding can also be released from the sale of capital assets, from interest on savings/ investments and from one off grants for specific projects, such as the funding from the Local Sustainable Transport Fund for the Sheerwater Access Improvement. Where these sources are insufficient to deliver the required infrastructure, public sector service providers will need to finance projects through alternative means. For example to deliver improvements to education infrastructure set out in Appendix 3 will require the County Council to look at alternative funding sources to deliver these improvements as existing budgets and government grants are insufficient.
6.16 As well as taking into account the above sources of funding, the Council has also factored in the existing S106 monies identified towards certain pieces of infrastructure, for example £2.1 million attributed to funding improvements to Victoria Arch in Woking Town Centre.

6.17 Woking Borough Council was allocated £310,360 of New Homes Bonus
 in 2011/12 and estimated New Homes Bonus over the next ten years could be within the region of £3.5million. However, it should be noted that the New Homes Bonus is not ring-fenced and it is anticipated that the funding gained from the New Homes Bonus will be off-set by a decrease in the Council’s grant funding from central government. As such the net increase in funding from New Homes Bonus is likely to be minimal. 

How will this inform the CIL Charging Schedule?

6.18 The Funding Gap Topic Paper sets out a clear funding gap between the actual and expected estimated total cost of infrastructure required to support development, taking into account other expected sources of funding. Whilst developer contributions are not expected to fill the gap in its entirety, developers have an obligation to mitigate the impact of their development. The CIL rate will also be informed by the Viability Assessment (see Figure 1 for CIL process). In setting the CIL rates, the Council needs to ensure that an appropriate balance is struck between securing developer contributions and ensuring that the CIL rates do not impact on viability, as whole, across the Borough. 
6.19 The CIL Charging rate cannot be set at a value which would exceed the funding gap. Given the significant funding requirements needed to support development even if all forms of development were charged £300 per sq. m this would still not be sufficient to meet the existing funding gap (although this would likely prevent development being viable). 
6.20 The CIL charging rates will be set out in the Preliminary Draft Charging Schedule. However, the above clearly demonstrates that there is a clear and significant funding gap regarding the cost of infrastructure required to support development and CIL contributions will play a vital role in bridging gap. 
7.0 Appendix 1: SANG Land Calculations

Introduction: what is the Special Protection Area?

7.1 The European Council Directive on the conservation of wild birds (79/409/EEC) (the ‘Birds Directive’) requires member states to designate the most suitable territories in number and size as Special Protection Areas (SPA). The SPA relates to the conservation of species of birds in danger of extinction, vulnerable to specific changes in their habitat, rare because of small populations or restricted local distribution or requiring special attention for reason of the specific nature of their habitat. The Thames Basin Heaths (TBH) SPA was classified on 9 March 2005 under the EU Directive to specifically protect nightjars, woodlarks and Dartford warblers, which are listed to be protected in the Birds Directive. Accordingly, the TBH SPA is considered as a site of European significance and is covered by the requirements of the Directive.

7.2 Designated sites within Woking Borough include Horsell Common Site of Special Scientific Interest (SSSI), Brookwood Heath, which is part of Ash to Brookwood Heath SSSI and Sheets Heath, which is part of Colony Bog and Bagshot Heath SSSI. In addition, within 5 km of Woking Borough are Chobham Common SSSI and National Nature Reserve, Ockham and Wisley SSSI and Whitmoor Common SSSI.
7.3 The Birds Directive requires member states to take appropriate steps to avoid deterioration of the habitats and any disturbance to the protected birds. In the United Kingdom the Conservation of Habitats and Species Regulation 2010 SI No. 490 (the Habitats Regulations) implements the EU Directives by providing protection to the European sites. The Habitats Regulations require Local Planning Authorities to satisfy themselves that before granting planning permission, the proposed development will not adversely impact on the integrity of the SPA. An Appropriate Assessment will be required before planning permission can be granted for development likely to have a significant effect on the SPA. 

7.4 Natural England considers that new housing development within 5 km of the SPA may harm the protected bird’s population in the TBH SPA unless objective evidence establishes that there is no risk that new development within 5 km of the SPA will have a significant effect. Appropriate mitigation is therefore required of any housing development within 5 km of the TBH SPA. Developers are therefore required to contribute towards this mitigation.

The provision of SANG Land

7.5 The provision of SANG land is a long standing practice within the Borough (and adjoining Authorities) to effectively mitigate the impacts of residential development on the SPA. This approach is supported by the Joint Strategic Partnership Board. The mitigation approaches are:
· The provision and maintenance of Suitable Alternative Natural Green Space (SANG) to attract people away from the SPA;

· Strategic Access Management and Monitoring (SAMM) to monitor and manage the impact of people using the SPA; and

· Habitat management of the SPA to improve the habitats of the protected birds.
7.6 This is currently addressed through the TBH SPA Avoidance Strategy (2010) where planning applications resulting in a net gain of residential development have to pay a set tariff per unit, based on the number of bedrooms the development proposes. Tables 4 – 6 sets out details of SANG land which is required and the costs of works associated with their provision. 
7.7 Without these measures to avoid significant adverse effect on the SPA, all additional residential development between 400m and 5km from the SPA could cause or contribute to an adverse effect upon the integrity of the SPA will be resisted. In particular, Natural England is likely to object to all planning applications that involve a net increase of residential units without adequate provision to mitigate the impacts of the development on the SPA. 
The impact of SPA mitigation on CIL charging schedule
7.8 Under the CIL Regulations 2010, 2011 and 2012 Amendments, from April 2014 the Council will only be able to pool up to five Section 106 contributions and therefore will be unable to provide SANG land through the current tariff. The provision of SANG land will therefore have to be secured through CIL. In order to comply with the Habitats Regulations all chargeable residential floor space will have to be set at a rate that can ensure the effective delivery of SANG land required to support all residential development, irrespective of whether it triggers a CIL Charge.  
7.9 It should be noted that the Strategic Access Management and Monitoring Tariff (SAMM.) will remain and sit outside of CIL. Currently under the TBH SPA Avoidance Strategy, SAMM is an additional financial contribution to SANG, to implement an identified programme of works to mitigate the impacts of proposed development. SAMM is used to monitor access and management projects of these sensitive sites, wardens, leaflets, signage and educational material. As this is a management project (and not infrastructure) it will continue to be funded by developer contributions through the tariff and be charged in addition to CIL. The current SAMM tariff and detailed costings of the SAMM project are set out in the TBH SPA Avoidance Strategy (2012) and will continue to be updated separately after the adoption of CIL.
How is SANG land calculated?
7.10 The Council’s current TBH SPA Avoidance Strategy (2010) sets out the existing tariff for all residential development required to contribute to the provision of SANG land to mitigate against the impact of development on the SPA. This is based on the average occupancy level of the particular residential development and is illustrated in Appendix 1 on this document
. The calculation for new SANG land is derived from the Delivery Framework which proposes a standard of 8ha of open space per 1000 population.
7.11 In 2012 the Council identified that there was unallocated SANG land at existing sites (Horsell Common, White Rose Lane and Brookwood Country Park) of 25.1 ha. Future SANG land will likely be from Heather Farm (14.5 ha), Gresham Mill/ Martins Press (13 ha) and Hoe Valley (4.06 ha). Whilst the Council estimates the costs for providing the Heather Farm at approximately £3,230,272, currently there is no costing for the latter sites. Both Gresham Mill and Hoe Valley will be land ‘gifted’. Based on both Heather Farm and previous delivered SANG land, an average cost of SANG land per hectare has been calculated (under the assumption of zero land value) at £162,466 per hectare. This is summarised below in Table 4. 

7.12 The Council's SHLAA identifies that within the next 10 years there will be approximately 3,034 new units coming forward, 1,976 of these units do not benefit from extant planning permission (and will be required to mitigate against the SPA).  Based on the number of units coming forward it is estimated that 31.33 hectares of SANG land will be required to mitigate against the impact on the SPA. This is set out in Table 5. 
7.13 The SHLAA sites do not take into account small sites of less than 6 units (for those sites without existing planning permission). On average, sites of 5 units or fewer deliver about 42 units per annum, as shown in Table 6 (taken from the SHLAA 2011). These small sites are usually from windfall development, change of use applications and/or conversions and for this reason have been excluded from the SHLAA. It is unlikely that most of these sites will trigger CIL as they do not result in a net gain of residential floorspace. On some occasions windfall sites may trigger CIL, however the purpose of this work is to ensure that CIL provides sufficient income to mitigate against the SPA (including residential development which may not actually trigger CIL contributions.) By assuming that all windfall development will not generate any CIL income only assumes that less chargeable floor space absorbing the entire cost of providing SANG land. This is considered to be the most pragmatic view to ensure that as a minimum the Council can set the charge at a rate that will be able to adequately mitigate against the impact of the SPA.
7.14 When factoring in small sites of 420 units over ten years, based on an average occupancy across the borough of 2.4 this would require an additional 8 ha of SANG land, requiring a total of 39.33 ha of SANG land needed to mitigate against the future impact of housing development within the next ten years. 
7.15 The funding gap work has identified that within the next 10 years there will be an estimated total of 138,440 sq m of residential floor space, 89,986 sq m of which will be chargeable. This is because one of the overall aims of policy CS12: Affordable Housing of the CS is to provide 35% affordable housing, and affordable housing does not trigger CIL. Accordingly only 65% of residential development coming forward will be chargeable under CIL, but this will have to fund adequate SANG land to mitigate against all residential development, including Affordable Housing. 

7.16 As a matter of comparison, solely based on estimated population increases the provision of SANG land would be similar to the above projections. The Office of National Statistics recent projections, set out in the Council’s Population Topic Paper (2011) estimates the increase in the boroughs population at 7,000 over the next ten years. Based on the average occupancy level 2.4 this would require 39.83 ha of SANG land, only 0.5 hectares greater than the above projections. 
7.17 This is however a guide. The required amount of CIL contribution necessary to provide SANG land will be based on actual planning permission. Updates on contributions received and how they have been used will be clearly set out in the Council’s Annual Monitoring Report. What this work does demonstrate is that if the CIL charging rate is set below what will be required to mitigate the impact of development on the SPA, it could prevent future housing development coming forward. 
Table 4: Average cost of SANG Land
	Site
	Land Value
	Total set up costs
	Total capital assets cost
	Maintenance and management costs at 80 years in perpetuity 
	Total Costing
	Site area (ha)
	cost per hectare

	Heather Farm (est)
	£515,020.00
	£155,152.00
	£227,120
	£2,848,000
	£3,230,272
	14.5
	£222,777.38

	Horsell Common
	Gifted- WBC
	£259,500.00
	£100,200
	£2,968,000
	£3,327,700
	28
	£118,846.43

	Brookwood Country Park
	Gifted- WBC
	£200,325.00
	£46,100
	£2,052,800
	£2,299,225
	20
	£114,961.25

	White Rose Lane
	Gifted- WBC
	£95,000.00
	£61,100
	£1,428,800
	£1,584,900
	8.2
	£193,280.49

	
	£515,020.00
	£709,977.00
	£434,520.00
	£9,297,600.00
	£10,442,097.00
	70.7
	

	

	Average cost of SANG land per hectare (excluding land value)
	
	
	
	
	£147,697.86


Table 5: SANG Land Required

	Value
	1 Bed flat
	2 Bed flat
	 3 Bed flat
	2 Bed house
	3 Bed house
	4 Bed house
	4 Bed + house
	 Total

	Average Occupancy (table 1 in SPA strategy)
	1.4
	1.9
	2.5
	1.9
	2.5
	2.9
	2.9
	 

	Total number of units identified from SHLAA in next 10 years without planning permission
	414
	919
	9
	150
	299
	162
	23
	1976 

	# of occupants based on above average 
	579.60
	1746.10
	22.50
	285.00
	747.50
	469.80
	66.70
	3917.20

	Total ha of SANG land required in next 10 years based on SHLAA sites along (without planning permission)
	31.33 ha 


Table 6: Completions on small sites since 2001- 2011
	
	2001/ 02
	2002/ 03
	2003/ 04
	2004/ 05
	2005/ 06
	2006/ 07
	2007/ 08
	2008/ 09
	2009/ 10
	2010/ 11
	Total

	Schemes of 5 units or fewer
	21
	47
	71
	29
	44
	38
	43
	49
	42
	35
	419


Table 7: Summary of SANG costings
	Summary
	Value

	SANG land identified from future development without pp (ha) (table 2):
	31.33

	Additional potential SANG land based on ‘small sites’ (ha)
	8.0

	Potential future requirement of SANG land within the next ten years currently unmitigated against (ha)
	39.33


	

	Estimated cost for the 14.5 ha at Heather Farm
	£3,230,272

	Estimated cost for the remaining 24.83 ha based on average SANG land cost in table 1
	£3,667,288

	Total cost of SANG land (estimated additional land + total cost identified in table 2)
	£6,897,560

	

	Identified residential chargeable floorspace (sq m)
	89,986



	


8.0 Appendix 2: Leisure and recreation
Play Provision for Children 3-10 Years

8.1 The locally adopted standard for children’s play is to provide a LEAP within 240m walking distance of every home. The area represented by a circle with a diameter of 240 m is 181,000 square metres i.e. 18 Ha. Based on an average density of 30 homes per ha such a LEAP would serve 18 x 30 = 540 Homes.

The cost of providing a LEAP currently is £60,000

Commuted sum payment for maintenance and refurbishment (based on 10 year running costs, 20 years replacement equipment, 10 years replacement safe-fall surfacing)





£30,000








TOTAL
£90,000
8.2 2,920 homes over 10 years will generate the equivalent of an additional 6 play areas of this type each costing £90k = £540,000 i.e. £185/dwelling (excluding land purchase costs). Currently no monies have been identified in order to fund this additional provision and Council funding is unlikely to be available for this purpose.   
Play Provision for Young People 10-16 Years

8.3 The locally adopted standard for teenage provision is to provide facilities within 600m walking distance of every home. The area represented by a circle with a diameter of 600m radius is 113 ha. Based on an average density of 30 homes per hectare such a facility would serve 3,390 homes.
· The cost of the provision; assuming a skatepark and multi use games area type provision in each area with seating =£185k

· Assuming replacement over 10 years and a commuted sum over 10 years = £185k commuted sum for refurbishment.

· The cost of maintenance is assumed at £5,200 per annum i.e. £52,000 over 10 years.

8.4 The total requirement for 2920 homes over 10 years is for one such additional play area for young people at a total cost of £422,000 i.e. £145 /dwelling (excluding land purchase costs.) Currently no monies have been identified in order to fund this additional provision and Council funding is unlikely to be available for this purpose. 
Allotments

8.5 There are currently 16.2 ha of Allotments in Woking with 822 plots in total. Plot sizes vary from site to site but the most popular plot size is now 125 square metres (5 rods)

8.6 There are now waiting lists at most sites suggesting that the number of plots is insufficient to meet demand. There were approximately 133 people on the waiting lists in June 2012, although some people may be on more than one waiting list. It is suggested therefore that the standard of provision to meet current demand should be 950 plots. The 2011 census indicates that there are 39,500 Households in the Borough. This would give a standard of 950/39.5 = 24 plots per 1000 households based on current levels of demand.

8.7 This compares with NSALG recommendations of 20 plots per 1000 households (although usually based on 10 rod plots). The cost of provision, based on the recently completed site at Carthouse Lane is £191k for approx 76 plots i.e. £2,500 per plot (each of 125 sq m. or 5 rods). The cost of replacement and refurbishment over 10 years is likely to be £95k based on replacement of capital items over 20 years. The total cost per plot for future provision will therefore be £286k for a 76 plot site i.e. £3,800 per plot.

· The cost requirement would therefore be £3,800 x 24= £91,200 per 1000 households= £91 per household. (these costs exclude any land purchase costs)
· The requirement generated by 2920 homes over 10 years based on 24 plots per 1000 homes will be new 70 plots. The cost of this provision will be £266,304.

8.8 Currently the only known suitable site location and source of funding to meet this for new provision is Brookwood Farm where a contribution of £115,000 is being sought for an additional 42 plot allotment site. Further funding from the Council to meet this additional demand is highly unlikely. 
Playing Pitch Strategy Requirements

8.9 The Identified costs of future sports provision are currently £14,400,000 based on the 2012 Playing Pitch Strategy Review. Sources of funding other than CIL contributions may be available but have not yet been identified. These include possible Football Foundation grants for facilities enhancements and artificial turf provision, and Sport England Grants towards new facilities. However, such funding cannot be guaranteed. Capital investment by the Council is unlikely in the case of provision to meet increased demands as a result of residential development and no such funding has been committed.

9.0 Appendix 3: Education Topic paper: Education Need in Woking- July 2012

Background

9.1 This paper sets out the estimates of additional pupils yielded as a result of planned housing using Woking Borough Council housing trajectories. The purpose is to estimate the contributions that we would expect developers to make to the cost of additional school provision as a result of planned housing development. 
SCHOOL PROVISION IN WOKING
Pupil projections for Woking

9.2 Primary - the table below estimates (as at November 2011) the numbers of pupils that will require a reception place in a primary school in Woking from 2012 – 2022. The projections include the anticipated impact of births and children yielded from additional housing in the area. This is compared with the total number of available places in Woking in the future (the Published Admission Number). The ‘spare reception places’ column refers to the projected demand compared with the total number of available places in the reception year. 

	Year
	PAN
	Pupils in Reception Year
	Spare Reception places

	2012/2013
	1065
	1101
	-36

	2013/2014
	1065
	1097
	-32

	2014/2015
	1065
	1113
	-48

	2015/2016
	1065
	1123
	-58

	2016/2017
	1065
	1137
	-72

	2017/2018
	1065
	1148
	-83

	2018/2019
	1065
	1154
	-89

	2019/2020
	1065
	1158
	-93

	2020/2021
	1065
	1155
	-90

	2021/2022
	1065
	1161
	-96


9.3 It should be noted that the projections in this document are updated on an annual basis. The table above provides the 2011 projections. For 2011 the forecasting methodology underestimated the actual numbers of pupils that applied for a primary place in schools in Woking. This was the case in 2012 as well where there were in excess of 1300 applications for a reception place with 1207 children choosing to take up a place (as of 29 October 2012). Given that forecasts are trend based and based on what happened in previous years, it is likely that projections will take some time to ‘catch up’ such that the above projections may continue to underestimate demand in the future. With that caveat in mind by the end of the forecast period it is anticipated that there will be a shortage of primary places at reception by 96 pupils. This is equivalent just over 3 ‘forms of entry’. A form of entry is equivalent to 30 pupils or 1 ‘class’. Adding a single form of entry equates to 7 extra classrooms in the primary setting as pupils move through the school. 

9.4 Whilst forecasts are subject to change, Surrey County Council has a duty to provide these places and is planning expansions at the following schools. These changes are factored into the projections in the table above:

· Kingfield School – became a 1fe primary school starting 2010 – (building work to be completed)

· Maybury School – became a 1fe primary school starting this year in 2011 (building work to be completed)

· Beaufort – took additional class for 2011 and spare accommodation so will continue into the future as a 2fe primary school

9.5 SCC is in discussions with schools in Woking about how the remaining demand might be met. SCC is working up proposals for the following expansions. Westfield expansion is confirmed but all others remain subject to consultation and approval by the various parties involved. 

· Westfield – has spare accommodation so will grow to become a 2fe primary school subject to the relocation of Surrey Arts. (additional 30 primary places) – effective from 2011

· Goldsworth – to become a 3fe primary school (additional 210 primary places) – effective from 2014

· St Dunstans – to become a 3fe primary school (additional 210 primary places) - effective from 2013

· The Marist – to become a 2fe primary school (additional 105 primary places) - effective from 2013.

· Brookwood Primary School – to become a 2fe primary school on a split site from September 2014 (new site and school buildings to be created as part of the Brookwood Farm Housing Development - additional 210 places)

9.6 The Local Authority is considering whether this will be sufficient to meet future demand in the Borough. It is likely that further expansion will be required in 2014 at existing schools or if the Local Authority is able to identify suitable sites for new school provision this will be examined as well.

9.7 Secondary – Secondary demand follows primary demand. Our estimates of the future need for secondary places is based on taking the historic transfer ratio from Year 6 to Year 7 in the borough, and applying this to our estimated numbers for future Year 6 cohorts. The requirements for secondary places will be different than for primary places as parents often choose maintained education for primary phase but private provision for the secondary phase. The table below estimates (as at November 2011) the numbers of pupils that will require a secondary school place in Woking from 2012 – 2022. This is compared to the total number of available places in secondary schools in Woking in the future (the PAN). The ‘spare’ places refer to the projected demand compared to the total number of available places. 
	Year
	PAN
	Pupils in Year 7
	Spare Year 7 places

	2012/2013
	840
	849
	-9

	2013/2014
	840
	836
	4

	2014/2015
	840
	866
	-26

	2015/2016
	840
	883
	-43

	2016/2017
	840
	896
	-56

	2017/2018
	840
	927
	-87

	2018/2019
	840
	998
	-158

	2019/2020
	840
	957
	-117

	2020/2021
	840
	949
	-109

	2021/2022
	840
	959
	-119


9.8 By the end of the forecast period it is anticipated that there will be a need for about 119 extra pupils at the intake year (year 7). This is equivalent to 4 additional forms of entry. A form of entry is equivalent to 30 pupils or 1 ‘class’. Adding a single form of entry equates to 5 extra classrooms in the secondary setting as pupils move through the school. Given the pressure for primary places and the caveats about primary forecasts underestimating demand, officers are of the view that the corresponding secondary forecast is likely to be an underestimate as well. Despite the projections above, Surrey County Council is therefore planning on the basis that it will need a minimum of 6 and up to 8 additional forms of entry in Woking in the forecast period but will look at this in terms of provision in neighbouring Boroughs (Surrey Heath, Runnymede and Guildford). The Local Authority is not yet in a position to name planned expansions at secondary schools in Woking. Given the constrained sites of some of the secondary schools in Woking, consideration is being given to opportunities to bring forward new school provision. This position remains under review.

Primary / Secondary Pupils yielded from Housing

9.9 Housing targets throughout the period 2010 to 2027, taken from Woking Borough Council Core Strategy, indicate that there will be an additional 4,964 net dwellings in the Borough throughout this period. SCC has historically excluded 1-bed properties from calculations of this nature because of the previously negligible pupil yield from these property types. Whilst this position is under review for the purposes of this paper they will be excluded from calculations. The Borough has indicated that 19% of these dwellings will be one-bed properties. Therefore the number of new dwellings where pupils would be yielded between 2010 to 2027 is 4021. The Council’s projections currently run from 2012 to 2022 therefore assuming an even profile the number of houses in the period of 2012 – 2022 is 2234. Estimations of pupil numbers arising from these new dwellings is based on the following yield factors as published in the Surrey Education Formula:

Primary = 0.25 pupils per dwelling

Secondary = 0.18 pupils per dwelling

9.10 We can therefore estimate the following numbers of pupils to be generated from additional housing in Woking up to 2021 as the following: 

Number of primary pupils to be generated by housing= 0.25 x 2234 = 559. This equates to primary classes 559/30 = 19 classrooms. 

Number of secondary pupils to be generated by housing = 0.18 x 2234 = 402. This equates to secondary classes = 402/30 = 13 classrooms

Costs per place for primary / secondary provision
9.11 The costs of a primary and secondary place have been calculated in the following way. DCSF Cost Multipliers have been used to estimate the expected cost per pupil of typical school building projects for both primary and secondary schools. In 2008/09 the capital cost of a primary school place was £12,257 and for a secondary school £18,469. These figures are commonly used by Local Authorities to estimate school building projects. The figures are based on 2008/09 prices and therefore need to be index linked. Based on the Building Cost Information Service figures the cost of general school building projects decreased by 8.6% between Q3 2008 and Q3 2011 (£/m2). A location factor of 1.12 is applicable to projects in Surrey to reflect the higher costs in the South East when compared to the national average. The following calculations therefore provide an up to date cost per place for a primary and secondary school place.  It should be noted that the following per place indices do not factor in the costs of land acquisition, site abnormalities or any other exceptional costs that might be incurred. However, they are deemed a reasonable benchmark for typical school building projects. This methodology has been used by other Local Authorities that have produced a draft charging schedule to date – e.g. Redbridge, Shropshire, Newark and Sherwood.

£12,257*0.914*1.12 = £12,547 per primary place (£376,417 per class)

£18,469*0.914*1.12 = £18,906 per secondary place (£567,180 per class of pupils)

Estimated Developer Contributions for Primary / Secondary School Provision

9.12 Based on the above information we would expect the total cost of school provision needed due to housing growth in Woking 2012 –2022 to be the following:

Primary Places - £376,417 x 19 = £7,151,923

Secondary Places – £567,180 x 13 = £7,373,340

Therefore an estimated total developer contribution of £14,525,263 is required over the period 2012-2022.

9.13 Furthermore, projections include both estimates of pupil numbers as a result of birth rates and of children yielded by housing. Where births are flat then additional demand is largely attributable to increases in housing. Births are estimated by using data from the Office of National Statistics on the female population in the area and anticipated fertility rates. In areas where fertility rates are levelling out, births will tend to level out also. Woking appears to be an area where this is the case. Births in Woking have been variable, recently, with a large increase in 2010 followed by a drop in 2011, but still significantly higher than 2009. 


EARLY YEARS PROVISION

9.14 As well as the provision of school places, SCC has a duty to ensure there are sufficient Early Years (EY) places for all 3 and 4 year old children across Surrey. In practice, many 4 year olds attend schools, so the majority of EY places are for 3-year-old children. SCC does not have a duty to be the provider of these Early Years places. There are some maintained nursery schools and some primary schools have maintained nurseries attached to them. There are also a number of Children’s Centres established across Surrey. The majority of Early Years settings are run by private providers. There should be sufficient infrastructure for EY settings to provide sufficient places for all 3 year olds in Surrey. 



The need for additional Early Years places

9.15 Birth rates have increased across Surrey since the Millennium. There is detailed evidence of the increased number of 4 year olds requiring school places in Surrey. The shortage of primary school places is set out in paragraph 2 above. It is clear that if there is an increasing number of 4 year olds owing to increased births, then there is a commensurate increase in 3 year olds the previous year. Therefore proposed developments will yield Early Years children, and the effect of these children should be mitigated if the development is to be permitted. 



Early Years children yielded from housing
9.16 The methodology for estimated developer contributions is the same as for primary and secondary places. The average pupil yield is published in the Surrey Education Formula. The average pupil yield of Early Years children is 2/7 that of the average primary yield – 2/7 x 0.25 = 0.07. Housing targets throughout the period 2011 to 2021, taken from Woking Borough Council housing trajectories, indicate that there will be an additional 2234 dwellings in the Borough throughout this period. This figure excludes 1-bed properties. This gives the total number of early years children to be yielded by development as 2,234 x 0.07 = 156.




Cost per place for Early Years provision

9.17 The cost of providing additional infrastructure for early years settings can be derived from the historic costs in surrey of doing so. An early years setting is not as complex as a school, and so the cost of provision of a place for one child at an early year setting is less than the proportionate cost of a primary school place. The cost of provision of an early years place in Q3 2009 was £ 9,615. Again this figure should be indexed to Q3 2011 using the same methodology described in paragraph 8. There was a 4.2% increase in build costs based on BCIS figures for general school projects which means that the cost in Q3 2011 for an early years place is £10,019.




Estimated developer contribution for Early Years Provision

9.18 Developer contributions for EY provision over the period 2012-2022 is therefore estimated in the following way:



156 x £10,019 = £1,562,964



Early Years Infrastructure to be provided

9.19 An analysis of the current position regarding early years infrastructure needs is to be found in the Early Years Sufficiency Analysis. New housing will yield additional early years children. Where additional early years places are required in an area, additional infrastructure will be required. SCC Early Years Service will identify a suitable location for this infrastructure and invite bids from prospective providers to run these new settings.  

Ongoing Funding and calculating the funding shortfall
9.20 Surrey County Council has identified a need for developer contributions to help meet the needs of needs to demonstrate that it is cannot meet this need from existing sources of funding. 

9.21 As part of the Council’s overarching basic need capital programme (as of October 2012), £49m of investment has been identified as required to meet the need for additional school places up to 2021/22 (this does not yet include the costs of early provision). It should be noted that not all schemes within this programme will be developed and fully costed, many represent feasibility costs but they provide the latest assessment of what the Council is expecting to provide in the primary and secondary sector during this period. 

9.22 There is one principle source of funding for basic need projects and that is the Basic Need Capital Grant provided by the Department for Education. All other funding for basic need comes directly from Surrey County Council either through Council Tax or through borrowing. An exact funding gap over the forecast period cannot be calculated because the Department has not announced basic need grant for 2013/14 or beyond. Nevertheless, a funding gap is very likely and could be demonstrated in the following way: 

9.23 The County Council has identified a funding requirement of £48.9m to 2021/22 to meet its statutory responsibilities to meet the demand for additional secondary and primary places in Woking. As a proportion of the total expected expenditure across Surrey for basic need projects during this period 12.2% will be spent in Woking.

9.24 A possible scenario is that the County Council receives no Basic Need Capital Grant from Government for the next 10 years. Assuming that this is the case, the funding gap in Woking would be £48.9m over the next 10 years. A 'better case scenario' might be that the County Council receives the same levels of funding for the next 10 years as was received for 2012/13. The Council received £14.1m in Basic Need Capital Grant in 2012/13 - therefore this would give a funding pot of £141m over the next 10 year period for basic need projects across the whole of Surrey

9.25 Assuming that 12.2% of that allocation is provided to support the funding requirements for basic need in Woking there would be a total funding pot of £17.2m over the next 10 years from this grant. Against an expected spend of £48.9m there is therefore a funding gap of £31.7m on the 'better case' scenario.

9.26 It should be noted that the figures above are subject to change as basic need allocations are announced by Government, as project costs are firmed up for individual projects, as well as the fact that the Council produces projections on an annual basis and plans accordingly. Given the current financial climate and the quantum of additional provision that is expected to be required in Woking, it is reasonable to assume there will be a funding gap over the next 10 years.

Infrastructure Funding Gap Work: Identify the cost of providing the necessary infrastructure required to support development, taking into account other potential sources of funding.


(This document)





Viability Assessment: Undertake Viability work to assess the CIL tolerance’s different types of development will likely be able to take without compromising on viability.


Community Infrastructure Levy Viability Assessment (2013)








Preliminary Draft Charging Schedule, (informed by the above documents): 


Consultation on 15 February 2012- 2 April 2013








Draft Charging Schedule (with any changes arisen from preliminary consultation stage)


Consultation on June 2013- July 2013





Submission of proposed CIL Charging Schedule to Independent Planning Inspectorate


November 2013





Examination in Public of Proposed CIL Charging Schedule


January 2014





Adoption of CIL 


(following Inspectorate finding CIL Charging Schedule sound).


April 2014








� Further details can be found on the Council’s website: http://www.woking2027.info/


� For the purpose of CIL the net floor space (i.e. the proposed floor space minus the existing floor space of the building) is only assumed if the development has been in a continuous use for a period of at least 6 months within the period of 12 months ending on the day planning permission first permits development (Regulation 40 (10)).


� It is acknowledged that in the future existing sites which benefit from planning permission may trigger CIL if the planning permission is not implemented/ renewed/ amended. The Council are unable to predict this to any reasonable certainty, therefore these assumption are made based on current evidence available. 


� The New Homes Bonus is a Government incentive to promote housing growth. The Government provides additional funding or a 'bonus' for new homes by match funding the additional council tax raised for new homes and empty properties brought back into use, with an additional amount for affordable homes, for the following six years. This is based on past increases in housing supply. 





� This average occupancy data may be subject to review once the full 2011 Census data becomes available. 





PAGE  
19
CIL- Infrastructure Funding Gap Topic Paper


