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Matters, Issues and Questions 
 

Post-Hearing Update 
 
A public hearing to examine the Croydon CIL Draft Charging Schedule was held on Thursday, 

26 February 2026. During the hearing, the appointed Examiner, Mr Derek Stebbing requested 

that the Council provide additional information to support the examination in public 

assessment. Subsequently, the Matters, Issues and Questions Hearing Statement submitted 

on 19 February 2026 has been updated to respond to queries raised at the hearing, where 

relevant. 

 

Additional text included in the Post-Hearing Hearing Statement is indicated in bold red text. 

 

Matter 1 - Croydon Infrastructure Funding Gap Statement 
 

 

1. What period of time does the Infrastructure Funding Gap statement cover? 

 

The LBC-04 Infrastructure Funding Gap Statement 2025 covers a 20 year period between 

2020 to 2040, consistent with the time period set out in the LBC-03 Infrastructure Delivery 

Plan 2025 (IDP). This time period aligns with the Croydon Local Plan 2018 and emerging 

Croydon Local Plan Partial Review 2024 to ensure that infrastructure delivery supports the 

development and growth anticipated in the borough.  

 

The Council will be revising the plan period to 2026-2041 to address the Inspector’s 

requirements arising from the Examination in Public as part of a main modification to the 

Local Plan Partial Review. Following, the Council will publish an updated IDP, identifying 

short to long-term infrastructure delivery aligned with the revised timeframes.  

 

2. a. Can the Council confirm that the Transport funding gap relates to accessibility 

improvements at West Croydon Station? 

 

Yes, the transport funding gap relates to an estimated £1.5 million cost (based on 2023 

prices) to deliver accessibility improvements at West Croydon Rail Station. See page 120 

the IDP for further details. 

 

b. Can the Council confirm that the Education funding gap relates to an expansion of 

Gresham Primary School? 

 

 Yes, the education funding gap relates to an estimated £100,000 funding gap to deliver a 

temporary 1FE Bulge Class at the Gresham Primary School. See page 117 the IDP for 

further details. 

 

 

 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-04-infrastructure-funding-gap-statement-2025_-_april-2025.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-03-infrastructure-delivery-plan-2025.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-03-infrastructure-delivery-plan-2025.pdf
https://www.croydon.gov.uk/sites/default/files/Planning/Regeneration/Croydon_Local_Plan_2018.pdf
https://www.croydon.gov.uk/sites/default/files/2024-08/croydon-local-plan-2018-revised-2024-updated.pdf
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c. Can the Council confirm that the Public Realm & Masterplans funding gap relates 

to the Fairfield Public Realm project and to the Minster and St. John’s Memorial 

Gardens Public Realm project? 

 

Yes, the public realm and masterplans infrastructure funding gap relates to an estimated 

£9,950,000 and £2,600,000 funding gap to deliver the Fairfield Public Realm and the 

Minster and St John’s Memorial Garden Public Realm improvement projects, respectively. 

See pages 106 and 108 of the IDP for further details.  

 

3. Many infrastructure projects in the Infrastructure Delivery Plan (IDP) 2025 are not 

costed, and do not identify funding sources. What alternative sources of funding is 

the Council considering to enable these projects to be progressed? 

 

The Infrastructure Funding Gap Statement (LBC-04) has been reviewed and updated 

following the public hearing to ensure that the total estimated infrastructure costs 

and associated funding gaps are as accurate as possible, where information is 

known.  The total cost of infrastructure projects and programmes identified in the IDP is 

estimated at £133,107,914. Anticipated funding from CIL, Section 106 and other sources 

is equivalent to £ 78,641,308 with a resultant aggregate funding gap of £54,466,607. Refer 

to ED-07 Infrastructure Funding Gap Statement - Post Hearing Update for further 

details.  

 

These estimates have been based on information available at the time of the document’s 

preparation, where known. As many long-term projects do not identify a cost or funding 

source in this iteration of the annual IDP report, the actual total infrastructure cost and 

respective funding gap over the plan period would be far greater and the funding gap 

should be seen very much as the minimum and the actual funding gap will be far in 

excess of this.   

 

The Council implements various mechanisms to secure alternative funding beyond CIL 

and Section 106, to enable the infrastructure projects and programmes to be delivered 

including Transport for London (TfL) funding, Growth Zone Programme and grant funding 

opportunities as set out below.   

 

TfL funding 

 

Croydon Council as a London local authority, has the ability to fund transport improvement 

projects under Section 159 of the Greater London Authority Act 1999 which allows 

Transport for London (TfL) to provide financial assistance to support the delivery of safe, 

integrated, efficient and economic transport facilities or services. To access TfL funding, 

the Council prepares Local Implementation Plans (LiP) that set out long-term transport 

infrastructure projects and programmes aligned with the London Mayor’s Transport 

Strategy 2021 objectives. The Council undertakes annual TfL LiP funding requests for 

projects planned each year, which has historically secured funding between £2.2 to £3m 

per annum. These projects are typically included in the IDP to identify anticipated long-

term projects and priorities and support the evidence base for TfL funding applications. It 

is noted that strategic transport funding sources may be stated as ‘To Be Determined’ 

https://www.croydon.gov.uk/streets-roads-and-transport/transport-policies-and-plans/third-local-implementation-plan
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(TBD) in the IDP as these are yet to be agreed with TfL in that reporting year but remain 

a key priority for the Council.  

 

Further information can be found in the ED-08 Transport for London Local 

Implementation Plan Funding 2026/27 Cabinet Report (December 2025). 

 

Growth Zone Programme 

 

The Council also implements the Growth Zone Programme, which was introduced in April 

2018 as a ring-fenced budget for a period of 16 years to enable borrowing to fund 

infrastructure to support and unlock growth in the Croydon Opportunity Area.  

 

Further information can be found in the ED-09 Growth Zone Programme and Project 

Budget FY 26/27 and 27/28 Mayoral Approval Report (January 2026).  

 

Grant Funding 

 

In addition to the above, the Council actively seeks grant funding opportunities arising from 

the UK Government, Greater London Authority, Transport for London and other authorities 

to support the delivery of projects and programmes identified in the IDP. For example, the 

London Mayor’s Good Growth Fund contributed to the delivery of high street regeneration 

programmes in South Norwood (2019-2025), and the UK Government’s Shared Prosperity 

Fund (UKSPF) supported the delivery of public realm and green space improvements 

across five district centres in the borough in 2024/2025. Refer to page 89-90 and 96 of the 

IDP for further details.  

 

Pride in Place Programme  

In addition to the grant funding opportunities discussed above, the Council has 

recently been awarded with grant funding as part of the Ministry of Housing 

Communities & Local Government (MHCLG) Pride in Place Programme (PIPP). The 

PIPP is an initiative that provides long-term investment directly to neighbourhoods, 

enabling local people and community groups to shape and deliver projects that 

build stronger communities, create thriving places, and give residents a meaningful 

voice in their area’s future. Further information can be found on the MHCLG’s Pride 

in Place Programme Prospectus webpage.  

 

Croydon has been selected for major investment through the PIPP, aimed at 

revitalising high streets, improving public spaces, and strengthening community 

pride. The borough will receive £1.5m over two years through the Pride in Place 

Impact Fund, supporting improvements such as refurbishing community buildings, 

enhancing green spaces and upgrading district centres.  

 

In addition, New Addington North has been named as one of only two London 

neighbourhoods to benefit from the long-term Pride in Place Programme, receiving 

up to £20m over 10 years to regenerate the area. Spending plans will be decided by 

a Neighbourhood Board, led by an independent Chair, that includes residents, local 

businesses, civil society and community organisations, working in partnership with 

https://www.gov.uk/government/publications/pride-in-place-programme-prospectus/pride-in-place-programme-prospectus
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the Council. The Board will put together a Regeneration Plan for the area and submit 

this for MHCLG to approve in 2026/27. Infrastructure projects and programmes 

identified as part of the PIPP funding would be incorporated in a future iteration of 

the IDP with any subsequent funding gaps identified.  

  

4. Has a separate Infrastructure Funding Statement (IFS) been prepared to 

accompany the IDP identifying the sources of funding for the projects set out in the 

IDP? 

No, a separate Infrastructure Funding Statement to accompany the IDP has not been 

prepared as this is not a requirement of the CIL Regulations 2010 (as amended) or relevant 

Planning Practice Guidance. However, the Council has been preparing annual 

Infrastructure Funding Statements (IFS) in accordance with the legislative requirements 

set out in the CIL Regulations, Part 10 A Reporting and Monitoring CIL Obligations, 

Regulation 121A (as amended) since the requirement was introduced in December 2020.  

The latest annual IFS was published on 31 December 2025 which sets out the Council’s 

income and expenditure relating to CIL and Section 106 for the 2024/2025 reporting 

period. The previous IFS reports from 2020-2024 can be found on the Council’s CIL and 

Section 106 webpage.  

With regards to CIL, the IFS includes a report for the preceding financial year comprising 

actual CIL income unspent from previous financial years, spent or allocated for that 

reporting year. The IFS also includes the Infrastructure List, nominating the types of 

infrastructure which the Council intends will be, or may be, wholly or partly funded by 

Borough CIL (other than projects or infrastructure funded by the Local Meaningful 

Proportion), including: 

• Provision, improvement, replacement, operation or maintenance of: 

o Education Facilities 

o Health Care Facilities 

o Public Open Space 

o Public Sports and Leisure 

o Highways 

o Sustainable Transport 

o Community Facilities (as defined by the Croydon Local Plan 2018) 

 

The IDP document format has been prepared to broadly align with the IFS Infrastructure 

List so that there is a link with how CIL income can contribute to infrastructure delivery 

needed to support planned development. The Council updates the IDP on an annual basis 

to ensure that the infrastructure delivery schedules remain relevant and up to date. 

 

The IDP also contains infrastructure project and programmes that are funded by Section 

106 Agreements or other funding sources, however, only projects/programmes included 

on the IFS Infrastructure List are paid using CIL income. 

 

Further discussion is provided to demonstrate how the IFS relates to the IDP in 

terms of governance and implementation within the London Borough of Croydon.  

 

https://www.croydon.gov.uk/sites/default/files/2025-12/annual-infrastructure-statement-2024-25-final.pdf
https://www.croydon.gov.uk/planning-and-regeneration/planning/make-planning-application-developer/community-infrastructure-levy-cil-and
https://www.croydon.gov.uk/planning-and-regeneration/planning/make-planning-application-developer/community-infrastructure-levy-cil-and
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The Council introduced an internal Infrastructure Finance Group (IFG) and 

respective governance structure in 2012 to ensure that Section 106 and CIL income 

is monitored and managed in tandem to meet the relevant legal requirements and 

inform the Council’s Infrastructure Funding Statement (IFS) and to enable Section 

106 and/or CIL to be allocated in a transparent, legislatively sound, and accountable 

manner that accord with either the Infrastructure Delivery Plan, Growth Zone 

programme, Section 106 agreements, Capital Programme and CIL Infrastructure 

List. 

 

As per the Terms of Reference, the IFG is responsible for the following: 

 

• Oversee the effective delivery of the Infrastructure Delivery Plan, 

• Allocation of Section 106 and Community Infrastructure Levy (CIL) income to 

agreed Infrastructure Delivery Plan, Growth Zone, Capital Programme and 

CIL Infrastructure List, 

• Ensuring strategic alignment in allocating CIL and Section 106 income 

through the Council’s infrastructure planning, Growth Zone and Capital 

Programme,   

• Monitor Section 106 and CIL expenditure and project delivery, which will be 

based on project manager accountability,  

• Coordinate the reporting of CIL and Section 106 income and expenditure as 

required by relevant Legislation and CIL Regulations and through the 

Council’s Infrastructure Funding Statement, 

• Reporting on Section 106 and CIL monitoring, management, recovery and 

assignment to the Council’s Capital Board quarterly.  

 

The IFG holds monthly meetings to review and approve bids put forward by project 

officers seeking CIL/Section 106 funding for infrastructure projects and/or 

programmes. As the IDP sets out the infrastructure priority (i.e. critical, essential 

and important), it assists IFG decision-making in relation to infrastructure spending 

and fund allocation which is subsequently recorded in the IFS annual report. 

Furthermore, the IFG process assists with the ongoing monitoring the effective 

delivery of the IDP.  

 

5. Historic England seek the inclusion of heritage-related projects within the IDP, 

which may be wholly, or partially, funded by CIL. Has the Borough Council identified 

any such projects? 

 

The Council acknowledges Historic England’s concern relating to the maintenance and 

ongoing costs associated with heritage assets outlined in their representation (E05). The 

Council has considered Historic England’s request to modify the Infrastructure Lists 

contained in future Infrastructure Funding Statements (IFS) to include reference to 

‘improvements to heritage assets related to social, economic or environmental 

infrastructure’ as a type of infrastructure project which the authority intends maybe wholly, 

or partially, funded by CIL. The Council notes this request, however, CIL expenditure and 

amendments to the IFS is not a matter for the CIL Draft Charging Schedule Review.  

 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
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Historic England’s representation also seeks to secure the long-term future of heritage at 

risk referenced in the IDP and that the Council’s conservation staff are best placed to 

advise on historic environmental issues. It is acknowledged that there are currently no 

dedicated CIL funding streams to support the ongoing maintenance of heritage assets in 

the borough. The use of CIL and Section 106 mechanisms are primarily used to contribute 

to the delivery of infrastructure needed to growth planned in the borough, aligned with the 

IFS Infrastructure List. It is viewed that there are more appropriate alternative funding 

streams that the Council and Historic England could rely on to fund improvements to 

existing heritage assets such as grant funding from the UK Government, London Trust or 

other grant funding opportunities.  

 

Notwithstanding, the Council is currently in the process of preparing the next iteration of 

the IDP 2026 and has undertaken internal engagement with the Heritage Conservation 

Team to consider the heritage assets within the borough that are identified on Historic 

England’s Heritage at Risk Register. Discussions are currently underway to determine 

which of these Heritage at Risk assets could be considered under the IDP’s infrastructure 

categories and to identify opportunities for maintenance projects/programmes funded by 

Section 106 income, between 2026-2041 (revised plan period).  It is envisioned that this 

would not necessarily form part of a new separate Heritage Chapter but integrated as 

additional improvement projects to support existing open space, community facilities and 

public realm programmes as part infrastructure improvement projects already identified in 

the IDP.   

 

   

 

  

 

https://historicengland.org.uk/listing/heritage-at-risk/search-register/annual-heritage-at-risk-registers-and-maps/
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Matter 2 - Community Infrastructure Levy Viability Review  
 

1. How robust are the assumptions used in the Viability Review (March 2024) for 

residential development relating to: 

- sales values 

- affordable housing tenure and values 

- build costs 

- profit margins 

- abnormal costs 

- finance costs 

- marketing costs 

- other assumptions, e.g., Biodiversity Net Gain  

Do such assumptions continue to remain valid? 

 

Residential sales values  

In accordance with the requirements of the Planning Practice Guidance on viability, BNP 

Paribas Real Estate (BNPPRE) has undertaken proportionate testing of viability using 

standardised inputs in line with PPG paragraphs 011 to 017 of the PPG (LBC-02 Croydon 

CIL Viability Review 2024).   

Sales values used in the Viability Review are based on transacted values of flats and 

houses in the borough and analysed on a sub-postcode sector basis to identify differences 

in values between the various sub markets. Sales values have remained flat since the 

research was first carried out up to the most recently available data published by the Land 

Registry in November 2025, as summarised below: 

• Average April 2023: £405,764  

• Average April 2024: £396,187 

• Average April 2025: £401,328 

• Average November 2025: £408,013  

 

Affordable housing values  

Affordable housing values are based on transfer prices paid by registered providers for 

housing stock developed via Section 106 agreements. The values used in the appraisals 

are £2,182 per square metre for rented affordable housing. These will now be higher due 

to increases in rents over the intervening period.  Consequently, the appraisals understate 

the value of this element of residential and mixed use schemes.   

Build costs  

Construction costs are based on Building Cost Information Service (BCIS) benchmark 

costs, which incorporate a borough-specific weighting of 22% above average costs.  In the 

CMC, the appraisal utilises upper quartile costs for residential, whereas viability appraisals 

for policy testing typically use mean or median.   

Since the cost data was sourced from BCIS (September 2023), the Tender Price Index 

has increased from 388 in Q4 2023 to 411 in Q1 2026, an annual change of circa 2.5% 

which is within normal levels of cost inflation.   

  

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-02-croydon-cil-viability-study-march-2024.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-02-croydon-cil-viability-study-march-2024.pdf
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Profit margins  

The appraisals incorporate normal profit margins of 17.5% on private housing for sale 

Gross Development Value (GDV); 15% on commercial GDV; and 6% on affordable 

housing GDV.  These profit margins are within the range indicated by 019 of the PPG and 

reflect levels of profit assumed in the vast majority of Financial Viability Assessments 

submitted with planning applications.   

Abnormal costs  

Abnormal costs (such as unusually high levels of ground contamination arising from 

historic uses) are not usually experienced in Croydon as industrial buildings tend to stay 

in that use due to policy protection of strategic industrial locations.   

Some sites may require usual development costs, but these costs cannot be identified until 

detailed schemes are drawn up at the development management stage.  It is therefore not 

possible to reflect what a ‘typical’ allowance might be for “abnormal costs” as these will be 

very site specific, where there are any such costs at all.   

Furthermore, paragraph 013 of the PPG indicates that where such abnormal costs occur, 

they should be taken into account when defining benchmark land value.  If this approach 

is applied, then the impact of abnormal costs is essentially neutral.   

Finance costs  

The finance rate is reflective of medium-term funding rates used in financial viability 

assessments.  It is consistent with the finance rate used in viability evidence supporting 

recent local plans at Wandsworth, Richmond and Ealing, and evidence supporting Ealing’s 

CIL charging schedule.   

Since the Viability Review was undertaken, the Bank of England Base rate has fallen from 

5.25% to 3.75% and the Sterling Overnight Index Average (SONIA) rate has fallen from 

5.19% to 3.73%, which has eased pressure on funding costs.  For context, the SONIA rate 

was 7.5% in February 1998 and 5.32% in 2007 (at the peak of the housing market prior to 

the global financial crisis).  

Marketing costs  

The appraisals incorporate allowances for sales agent and marketing costs of 2.5% of 

GDV for residential schemes, which is reflective of the normal allowance in Financial 

Viability Assessments (FVA).  In addition, the appraisals include 0.25% for sales legal fees, 

which is generous.  For commercial schemes, the appraisals include 10% lettings agents 

fees, 5% lettings legal fees, 1% sale agents fees and 0.5% sales legal fees, all of which 

reflect the standard market assumptions 

Biodiversity Net Gain 

Economic impacts associated with developer requirements to deliver 10% Biodiversity Net 

Gain in accordance with the Town and Country Planning Act 1990 (as amended) have 

been considered in the Viability Review, and its assumptions remain valid. Refer to 

paragraph 4.25.  

 

2. How robust are the assumptions made regarding Benchmark Land Values? 

 

The Benchmark Land Values (BLV) for each typology are based on the Valuation Office 

Agency (VOA) rateable value for the existing buildings.  The rateable value reflects the 
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VOA’s assessment of the market rent of each building in its current condition and also 

having regard to market demand for the use (or uses) accommodated.   

 

Since the coronavirus pandemic, previous trends in office and retail markets have 

accelerated, resulting in permanent changes to the amount of office and retail floorspace 

required in Croydon.  Demand for secondary offices has fallen resulting in increasing 

obsolescence and lower capital values.  The benchmark land values in the study are 

therefore generous in the light of these shifts.   

 

3. What is the ‘modest impact’ on affordable housing levels that can be delivered 

arising from a reduction in residual land values? 

As can be noted at paragraph 6.15 and Table 6.15.1 in the Viability Review, BNPPRE 

have tested the theoretical change in affordable housing that would be required in the 

event that there is insufficient surplus residual land value (above BLV) to absorb the 

additional CIL. As can be noted, the change required to fully offset a CIL liability of £300 

per square metre1 in the CMC (assuming no offsetting of existing floorspace in all cases) 

would be circa 5% in all but one case (i.e. a reduction from 35% affordable to circa 30% 

affordable).  Clearly, if this testing were repeated using the rate of £225 proposed in 

the DCS, the impact of affordable housing would be lower.   

As noted in the Review, the Council’s Local Plan Partial Review proposes a flexible 

affordable housing policy requirement, whereby a minimum level of 50% affordable 

housing is required, subject to viability and having regard to site-specific circumstances. 

This enables schemes that cannot provide as much as 50% affordable housing to still 

come forward rather than being sterilised by a fixed or ‘quota’ based approach to affordable 

housing. The Local Plan Partial Review also recognises the London Plan 2021 Fast-Track 

Route to deliver a minimum of 35% affordable housing for private development or 50% for 

industrial development or public sector land. If the full 35% affordable housing is not viable, 

applicants are able to submit a viability appraisal to justify the provision of a lower 

proportion to ensure their sites remain viable. This approach is consistent with the 

requirements of London Plan Policy H5.   

 

4. What viability evidence supports the proposed inclusion of residential 

developments within the Croydon Metropolitan Centre (CMC) Zone at the 

proposed CIL rates of £300 per m² (for 9 or fewer units) and £225 per m² (for 10 

or more units)? 

The Viability Review tests the potential for increasing CIL rates in the CMC via two 

approaches. The first is to identify the maximum potential rates by deducing the 

benchmark land values from the residual land values.  These outputs are summarised in 

Table 6.7.1 for the CMC.  As can be noted, where schemes are viable, they generate 

variable maximum amounts that could be secured through CIL.  For smaller sites (fewer 

than 10 units), there are significant surpluses ranging from £597 to over £2,000 per square 

metre when delivered as 100% private housing units.  

For schemes above 10 units, the maximum CIL outputs are far more variable on the basis 

of both scheme composition and percentage of affordable housing delivered.  In most 

cases, a CIL of £225 per square metre can be incorporated while also delivering levels of 

 
1 This table uses ‘Alt 3’ CIL rate, which as can be seen in Table 5.6.1 is £300 per square metre in 
the CMC and £250 in the rest of the borough 
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affordable housing that are close to or at 35% affordable housing aligned with Council’s 

policies and the London Plan Fast-Track Route.     

For the avoidance of doubt, these outputs are net of the impact of Mayoral CIL, as this is 

incorporated into the appraisals as a separate development cost.   

 

5. What viability evidence supports the proposed inclusion of student housing 

developments within both the Croydon Metropolitan Centre (CMC) Zone and the 

Rest of the Borough Zone at the proposed CIL rate of £225 per m²? 

Student housing is developed at high density and generates high capital values due to 

high rents and low investment yields.  The Viability Review indicates that purpose built 

student accommodation will generate maximum CIL rates well in excess of £1,000 per 

square metre in the CMC (see Table 6.7.1).  The proposed rate of £225 per square metre 

equates to less than 20% of the potential maximum rate in most cases.   

Rents for student housing schemes do not vary significantly between areas, the key drivers 

being proximity to public transport hubs.  Consequently, the same maximum CIL rates 

would apply to purpose-built student housing schemes developed outside the CMC.  

However, it is much less likely that student housing operators would choose to develop 

outside the CMC.   

The rents for student housing schemes would not vary significantly from rents for 

student housing in other parts of the capital, bearing in mind that East Croydon 

station provides excellent access into central London2. CIL rates for student 

housing schemes in 2026 in other London boroughs are typically higher than the 

rate proposed in Croydon’s DCS, for example:  

• LB Lambeth (borders Croydon to the north): £482 per square metre 

• LB Kingston: £330.84 per square metre 

• LB Tower Hamets: £538.92 per square metre  

• LB Hackney: £373 per square metre 

• LB Ealing: £350 per square metre 
 

Purpose built student accommodation schemes in Lonon tend to be configured as 

private direct lets, self-catering ensuites or self-contained studio flats which are 

rented at approximately £341 to £462 per week on average in London in 24/253. 

London Plan policies require that 35% of student housing units are provided at 

discounted rents (based on 55% of the maximum maintenance loan a student living 

in London away from home can secure) which in 2025 equate to circa £199 per week.  

Consequently, student housing developments generate high GDVs and high 

residual land values.   

 

6. What viability evidence supports the proposed inclusion of Use Class C2 

developments within both the Croydon Metropolitan Centre (CMC) Zone and the 

 
2 The average trip time to central London Russell Group Universities including University 
College London, London School of Economics, King’s College London and Imperial College 
London is approximately a 30–40-minutes journey from East Croydon Station.  
3 Priced out? The Accommodation Costs Survey 2024: London Edition (Higher Education 
Policy Institute/Unipol, 2024) https://www.hepi.ac.uk/wp-content/uploads/2024/12/Priced-Out-
The-Accommodation-Costs-Survey-2024-London-Edition-1.pdf  

https://www.hepi.ac.uk/wp-content/uploads/2024/12/Priced-Out-The-Accommodation-Costs-Survey-2024-London-Edition-1.pdf
https://www.hepi.ac.uk/wp-content/uploads/2024/12/Priced-Out-The-Accommodation-Costs-Survey-2024-London-Edition-1.pdf
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Rest of the Borough Zone at the proposed CIL Rate of £204.89 per m²? 

 

As noted in the Viability Review, care schemes generate significant surplus residual value 

above benchmark land values, with maximum rates in excess of £1,000 per square metre.  

In this context, a rate of £204.89 per square metre equates to less than 20% of the potential 

maximum rate that could be viably absorbed. 

 

There is very little material difference in the ‘property’ related aspects of C3 

schemes for older people and C2 schemes, the main difference being the level of 

care that residents receive.  This care is paid for separately from property-related 

costs, so the viability of C2 and C3 schemes for older people is not materially 

different.  The Viability Study outputs therefore apply in equal measure to both C2 

and C3 schemes for older people.      

 

7. Transport for London (TfL) note that the forthcoming Building Safety Levy (BSL), 

with rates of £52.03 per m² for residential developments on non-previously 

developed sites and £26.01 per m² on previously developed sites in the London 

Borough of Croydon, will come into force in October 2026. TfL considers that the 

implications of this additional cost have not been taken into account in the Viability 

Review. Can the Council please provide a response to this issue? 

 

The Building Safety Levy (BSL) technical consultation which identified potential rates for 

the first time was not published by MHCLG until March 2025, which post-dated the Viability 

Review.  This point was raised at the recent Ealing and Greenwich CIL DCS 

examination hearings as BSL had been introduced after the levy rates were 

announced.  In both cases, the examiners accepted that the impact was low and 

could be accommodated within the ‘headroom’ below the maximum CIL rates.   

 

In the CMC, almost all sites will be previously developed land and as such will attract the 

lower rate of £26.01 per square metre (£2.42 per square foot).  This will apply only to the 

private housing element of developments and all affordable housing will be exempt.  

Furthermore, many schemes in the CMC will provide a mix of uses and these non-

residential elements are not liable to pay BSL.    

 

In the context of base construction costs of as much as £2,773 per square metre, an 

additional cost of £26.01 per square metre equates to just 0.93% of construction costs, 

which is not material to the outcome.  When taking into account that the BSL only 

applies to private housing, on a scheme incorporating 35% affordable housing, the 

BSL would equate to an even lower proportion of construction costs of 0.61%. 

 

Developers outside London are more concerned about the impact of BSL for two 

reasons.  The first is that development on previously undeveloped sites attracts 

higher BSL rates and this tends to be a more common type of site than in London 

boroughs (where development is almost always brought forward on previously 

developed sites).  The second reason is that developments outside London tend to 

be configured predominantly as houses (with lower build costs than flats), whereas 

most sites in London (and Croydon) are flatted schemes.  Build costs for houses 

are typically circa £1,500 per square metre, compared to the £2,773 per square metre 

in the Croydon CIL Viability Assessment. Consequently, the BSL could account for 

a higher proportion of overall costs on sites outside London than in Croydon.    
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(The Council should also note that TfL has made a number of comments and 

suggested amendments regarding the IDP 2025, which are not within the purview of 

this Examination).  

 

The Council notes that matters concerning future updates to the IDP are not subject to 

examination of the Croydon CIL Draft Charging Schedule. However, as part of the annual 

update to the IDP and to align with the finalisation of the Local Plan Partial Review, the 

Council has been engaging with various teams within TfL to provide their respective inputs 

to the next iteration of the document which is anticipated in Q2/Q3 of 2026.  
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Matter 3 - Draft Charging Schedule 
 

1. Prologis consider that the Draft Charging Schedule should exclude ancillary 

spaces, such as enclosed service areas, ramps and access roads in the Gross 

Internal Area (GIA) calculation for multi-storey industrial developments? Can the 

Council please provide a response to this issue? 

 

 The Council and Prologis have met on several occasions following the statutory 

consultation to discuss issues outlined in their representation (E06), including the potential 

to exclude ancillary spaces, such as enclosed service yards, ramps and access roads from 

the industrial and warehousing CIL rate  for multi-storey industrial developments in the 

Rest of Borough Zone. On 5 January 2026, Prologis submitted an Explanatory Note to the 

Council as supporting information to their representation and additional evidence to justify 

amendments to the CIL Draft Charging Schedule for the Council’s consideration.  

 

The Council has reviewed Prologis’ additional information against the evidence, relevant 

legislation and recent CIL examination precedents, and agree that these types of enclosed 

ancillary areas that would typically be outside the Gross Internal Area (GIA) (i.e. not CIL 

liable) should be excluded from the proposed industrial and warehousing CIL charges. The 

Council considers this to be a reasonable and pragmatic approach that balances the need 

to generate CIL income to support infrastructure delivery with the potential effect on the 

viability of industrial developments. A modification to the Draft Charging Schedule has 

been proposed to respond to this issue.   

 

The Council and Prologis have concluded this issue including suggested modifications in 

a Statement of Common Ground (SOCG) which will be submitted to the Examiner for 

consideration in due course. 

 

2. Churchill Living and McCarthy Stone consider that the proposed Use Class C3 

(residential) CIL rate of £225.00 per m² for schemes of 10 or more units will render 

their retirement living schemes and other specialist housing for older people in the 

Borough unviable. Can the Council please provide a response to this issue? 

 

The Council has considered the Churchill Living and McCarthy Stone representation and 

supporting development appraisals for the CIL and Nil CIL rating scenarios (E09). 

However, the information provided is inadequate to demonstrate that the development of 

retirement living schemes and other specialist housing would be unviable. Further 

discussion is set out in our LBC-07 Statement of Consultation response on page 12-13.  

 

As noted, the McCarthy and Stone appraisals understate the value of affordable housing 

by adopting a blended rate at 40% of open market value and has applied a profit margin 

of 20%, which is significantly higher than the 17.5% margin typically applied in London.  

The representation also indicates that retirement schemes have been typically located 

away from the CMC, where the CIL rate is only due to increase by circa £15 per square 

metre. In their example appraisal, this would mean that the CIL liability would only increase 

by £33,659, which equates to 0.23% of GDV, which is not material to the outcome. It is 

noted that a number of retirement living schemes have been delivered in Croydon but 

located outside the CMC. 

    

The only material change to rates for schemes of 10 or more units is for schemes inside 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-07-statement-of-consultation-november-2025_0.pdf
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the CMC. For the rest of the borough, the prevailing rate will increase from £209.61 

(indexed to 2026 rates) to £225 per square metre, which is not a material change. 

 

With regards to the proposed rate for schemes of 10 or more units in the CMC, the Council 

maintains that the draft charging rates have been set with regards to relevant available 

evidence, in compliance with the relevant legislation, National Planning Policy Framework 

and Planning Practice Guidance. The C2 care schemes that have been modelled are 

analogous to C3 retirement schemes, the only difference between them being the level of 

care provided (the income from which and any profits arising from event fees4 are not 

reflected in the appraisals).  The testing of alternate CIL rates demonstrated that care 

schemes would still be viable at the maximum CIL rate, well above the proposed rates.  As 

such, the proposed Draft Charging Schedule has struck a balance between the desirability 

of raising funds for infrastructure and the impact on the viability of development across the 

area as a whole. 

 

3. SKM Croydon Limited and KS Croydon Limited consider that the proposed Use 

Class C3 (residential) CIL rate of £225.00 per m² for schemes of 10 or more units will 

impact upon the deliverability of their proposals for the development of the Norfolk 

House site in the CMC Zone. Have the higher abnormal costs associated with the 

development of this site been taken into consideration by the Council? 

 

 Yes, the Council has considered the abnormal costs associated with the Norfolk House 

site in the CMC Zone outlined in their representation (E10). However, the information 

provided is inadequate and does not specify the extent of associated abnormal costs 

expected for the site. Additional information would be required to meaningfully assess 

the following issues: 

• The actual CIL liability, having regard to existing floorspace and space to be 

retained;  

• The CIL liability relative to the phased scheme values and overall costs;  

• The potential impact/trade-offs with other planning policy requirements (e.g. 

affordable housing). 

 

It is acknowledged that the Norfolk House site is identified as a site allocation in the 

Croydon Local Plan 2018 and Croydon Local Plan Partial Review 2024. However, the 

Croydon Local Plan Partial Review cannot be delivered without the adequate provision 

of infrastructure and services funded in part by CIL. Furthermore, the Croydon Local Plan 

Partial Review’s growth strategy identifies the Croydon Opportunity Area, as designated 

in the London Plan 2021, as the main focus of growth of housing, employment, town 

centre uses and infrastructure in the borough over the next 15-years. Bringing the CMC 

into line with the rest of the Borough would raise additional income for the Council to 

support the infrastructure need from the growth planned in the Croydon Opportunity Area. 

 

 The Council is supportive of activating additional relief mechanisms to help mitigate the 

impact on CIL and support the delivery of development in the borough. This matter is 

further discussed in response to Matter 3, Question 4 below.  

 

 
4 Event fees relate to the fees associated with many long leases for specialist retirement properties require the 
leaseholder to pay a fee on certain events, such as sale, sub-letting or change of occupancy, also known as exit 

fees, transfer fees or deferred management fees, contingency fees and selling service fees. 
https://lawcom.gov.uk/project/event-fees-in-retirement-properties/  

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://lawcom.gov.uk/project/event-fees-in-retirement-properties/
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4. Unibail-Rodamco-Westfield (URW) consider that its proposals for the 

redevelopment of its landholdings within the Croydon Opportunity Area, which are 

within the CMC Zone, should attract a Nil CIL rate, in view of the high site-specific 

abnormal costs, totalling ca. £295 million, associated with this scheme. Have the 

higher abnormal costs associated with the URW proposals been taken into 

consideration by the Council? 

 

 Yes, the Council has considered the URW representation (E12) and have met with the 

project team on several occasions following the statutory consultation to understand and 

address concerns relating to abnormal costs associated with the nature of their site and 

the impact the proposed CIL charges could have on viability. However, due to timing of the 

URW proposal, the level of information required to adequately determine the extent of 

development viability risk and justify the case for a CIL nil rating for the site was not 

available prior to the examination in public phase. Without accompanying GDV and other 

cost figures, the CIL impact of the £295 million abnormal costs is unable to be fully 

understood. Refer to the response to Matter 3, Question 3 above for further discussion 

regarding Council’s position in relation to this matter.  

 

One of the Council’s primary concerns is that if a nil rate were to be applied to the URW 

site, it would be very difficult to change it to reflect any improvements in economic 

circumstances over time, resulting in potential loss of additional income to support growth 

planned in the CMC area of the borough. Setting a nil rating is an extremely blunt 

instrument for addressing the specific viability issues of the URW site. Additionally, this 

would set a precedent for other development sites in the borough, undermining the integrity 

of the CIL funding mechanism and overarching objectives of the charging schedule review.  

The Council considers that the other approaches are more nuanced and flexible in 

approach but will achieve the same objective of ensuring the deliverability of the URW 

scheme.  

 

On 17 November 2025, the Croydon Executive Mayor decided that the CIL Draft Charging 

Schedule and supporting documents should be submitted for examination. The supporting 

approval report set out that the Council is supportive of legislative measures  to mitigate 

CIL impact, such as Exceptional Circumstances Relief and Infrastructure in Kind in 

accordance with the Community Infrastructure Levy Regulations 2010 (as amended) 

regulation 56 and 73 respectively at the appropriate time, for an eligible scheme and when 

justified. 

 

These alternative options provide flexibility and can be fairly applied across the borough. 

There is also support to further investigate the Bespoke Infrastructure Reinvestment 

Agreement approach being rolled out at the London Borough of Tower Hamlets and the 

London Borough of Barnet as an alternative mechanism which could allocate CIL money 

to directly reinvest back into a scheme. This approach could provide flexibility and help 

mitigate some of the CIL liability burden for the large-scale and complex development 

schemes in the borough in light of the economic conditions at that time and directly linked 

to the planning stage of the scheme. 

 

It is noted that Exceptional Circumstances Relief, Infrastructure in Kind and Infrastructure 

Reinvestment Agreement mechanisms are not strictly subject to the examination of the 

CIL Draft Charging Schedule. However, outcomes of the approval report demonstrates the 

Council’s ongoing commitment to pursue measures to mitigate the impacts of CIL to 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://croydon.moderngov.co.uk/ieDecisionDetails.aspx?Id=2601
https://croydon.moderngov.co.uk/documents/s68033/CIL%20Charging%20Schedule%20Proceed%20to%20Exam.pdf
https://croydon.moderngov.co.uk/documents/s68033/CIL%20Charging%20Schedule%20Proceed%20to%20Exam.pdf
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support the delivery of the Local Plan Partial Review and its spatial strategy, especially the 

regeneration of the Croydon Opportunity Area, including the URW site.  

 

5. Southern Housing consider that the proposed Use Class C3 (residential) CIL rate 

of £225.00 per m² for schemes of 10 or more units and £300.00 per m² for schemes 

of 9 or fewer units will impact upon the deliverability of their residential schemes 

in the Borough, including affordable housing. Can the Council please provide a 

response to this issue? 

 

The Council has considered Southern Housing’s concerns regarding the proposed CIL 

draft charging rates outlined in their representation (O07) and provides the following 

response.  

 

 While it is appreciated that the introduction of residential CIL rates in the CMC will have 

some impact, the Council maintains that the CIL Viability Review (BNPPRE, 2024) is 

sufficiently robust, has due regard to market conditions in Croydon over the short and 

long term and compliant with the relevant legislative and planning guidance. Further, 

the CIL Viability Review demonstrates that relatively significant changes could be 

accommodated without adversely impacting on viability to a sufficient degree to impact 

on land supply.  

 

 Southern Housing’s representation does not provide any evidence to identify the level 

of impact the proposed CIL Draft Charging Schedule would have on the ability to deliver 

residential schemes across the borough, including affordable housing. As stated in the 

CIL Viability Review (BNPPRE, 2024) smaller schemes of 9 or fewer units are not 

required to provide affordable housing and can therefore viably make a slightly higher 

contribution through CIL which is evidenced through the viability testing of alternative 

CIL rates for minor residential typologies.    

 

The only material change to rates for schemes of 10 or more units is for schemes inside 

the CMC. For the rest of the borough, the prevailing rate will increase from £209.61 

(indexed to 2026 rates) to £225 per square metre, which is not a significant financial  

change. 

 

Notwithstanding, the activation of relief mechanisms discussed above would aid in 

mitigating the impact on CIL to support deliverability of residential schemes in the borough.  

 

6. IKEA consider that the proposed CIL rate of £50 per m² for Industrial and 

Warehousing schemes in the Rest of the Borough Zone should not be confirmed and 

that such schemes should continue to attract a Nil CIL rate, in order that existing 

employment uses can be intensified in line with the Local Plan’s objectives. Can the 

Council please provide a response to this issue? 

 

The Council has considered IKEA’s representation (O09) and request for industrial and 

warehousing schemes to continue to attract a nil CIL rating. However, the information 

provided to date is inadequate to reasonably justify and support the case for a CIL nil rating 

for the site.  

 

The LBC-02 Croydon CIL Viability Review (BNPPRE, 2024) viability testing considered 

alternative CIL rates including £25, £50 and £75 per square metre for different industrial 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-02-croydon-cil-viability-study-march-2024.pdf
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and warehousing development typologies typical in the borough. The Viability Review 

demonstrates that introducing a CIL rate for industrial and warehousing development in 

the Rest of Borough Zone of up to £50 per m² would not have a substantial impact on 

development viability.  

 

Notwithstanding, the Council has considered IKEA’s and Prologis’ representations and 

comparative rates in other London Boroughs in relation to setting industrial and 

warehousing CIL charging rates. A modification to the CIL Draft Charging Schedule to 

reduce the charge to £35 per m² in the Rest of Borough Zone has been proposed for the 

Examiner’s consideration as set out in the LBC/Prologis SOCG. It is noted that the £35 

per m² rate is not in conflict with the evidence and would bring the proposed rate in line 

with recently accepted rates for industrial development in the London Borough of Ealing 

and the Old Oak and Park Royal Development Corporation area.   

 

The Council considers that the proposed modification to reduce the industrial and 

warehousing rate as well as the intention to activate relief mechanisms as discussed 

above would sufficiently mitigate CIL impact and respond to IKEA’s concerns. Moreover, 

that the CIL Draft Charging Schedule strikes a balance between supporting growth in the 

borough while ensuring that industrial and warehousing development schemes could still 

come forward.  

 

7. Sport England consider that Sports Facilities should be exempt from CIL payments 

and be placed within the development category of “Places of Worship, 

Clinics/Health Centres, etc., in view of their importance to the health and wellbeing 

of Borough residents. Can the Council please provide a response to this issue? 

 

The Council has considered the Sport England representation (O10) as well as the 

Hearing Statement (ED-12) and Further Information Note (ED-13) received on 6 

March 2026 following the public hearing. The Council maintains that Sport England 

has not provided enough detailed information to determine the extent of viability 

impact on different types of sport facility developments arising from the revised 

Croydon DCS and does not provide any evidence to justify the blanket recommendation 

that sport facilities should be exempt from paying CIL. Many sports facilities (gyms, padel 

courts and private leisure centres) are provided by private companies and do not provide 

access to members of the public at rates that are equivalent to those of public leisure 

centres. They are therefore not freely accessible and not analogous to places of worship, 

clinics and health centres, as Sport England suggest.  Whilst these private facilities play a 

role in promoting health and wellbeing, they are also private and profit-making enterprises 

and are therefore more analogous to retail developments.  Nil rates for private enterprises 

providing sports facilities for profit would constitute state aid.  Facilities provided by a 

charitable organisation could utilise the charitable relief mechanism that the Council 

operates. 

 

The Council’s position as expressed above is that no modifications will be made to the 

proposed Draft Charging Schedule to exempt development, including the types 

suggested by Sports England, from being CIL liable. The income generated from CIL is 

critical in funding the Council’s Capital Programme and the delivery of essential 

infrastructure to support the growth in the borough. Notwithstanding, following 

discussions held at the hearing, the Council has reconsidered this position with 

regards to the development of sport facilities that are developed by a publicly 

https://www.croydon.gov.uk/sites/default/files/2025-11/lbc-06-cil-csr-copies-of-representations-november-2025-redacted.pdf
https://croydon.moderngov.co.uk/documents/s69435/App%20B%20-%202025-31%20General%20Fund%20Capital%20Programme.pdf
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funded or not-for-profit organisation, by way of forming a ‘middle ground’ with 

Sport England and their updated position on this matter (refer to ED-13, page 3). It 

is agreed that small-scale sport facility developments such as a new sport club 

house, which may not necessarily be associated with charitable organisations, 

and therefore would not benefit from charitable reliefs, should not be CIL liable. 

Moreover, the proposed exceptional circumstances relief mechanism is unlikely to 

be a suitable option for this type and scale of development.  

 

The Council has also reviewed the OPDC’s CIL Charging Schedule (2024) as a 

recent precedent which has responded to this issue. The Council considers the 

approach to include a new development type that specifically exempts not-for-

profit or publicly funded community, sport and leisure facility developments from 

CIL, including a new definition, a reasonable response to mitigating CIL impact for 

these types of developments, and in keeping with the overarching objectives of 

CIL. The following amendment is put forward for the Examiner’s consideration:  

 

Table 1: Suggested amendments to the Croydon CIL DCS (April 2025) 

Location Development Type New rate 

per m2 

Croydon 

Metropolitan 

Centre 

Development comprising community, sport 

and leisure facilities by a publicly funded or 

‘not-for-profit’ organisation*.  

 

*A not-for-profit organisation is one that 

does not earn profits for its owners but 

conducts business for the benefit of the 

general public; all money earned by or 

donated to the organisation is used in 

pursuing the organisation’s not-for-profit 

objectives.  

Nil 

Rest of 

Borough 

Development comprising community, sport 

and leisure facilities by a publicly funded or 

‘not-for-profit’ organisation*.  

 

*A not-for-profit organisation is one that 

does not earn profits for its owners but 

conducts business for the benefit of the 

general public; all money earned by or 

donated to the organisation is used in 

pursuing the organisation’s not-for-profit 

objectives.  

Nil 

 

The Council notes that sporting facilities are considered as ‘All other uses’ in the extant 

CIL Croydon CIL Charging Schedule 2013. The proposed CIL Draft Charging Schedule 

does not propose changes to any rate that impacts sports or related facilities. The Draft 

Charging Schedule does, however, propose to remove education from the schedule, 

whereas it is currently CIL liable in the Croydon CIL Charging Schedule 2013, so provision 

of sports facilities by education providers will no longer attract a CIL charge.  

 

https://www.london.gov.uk/media/104819/download?attachment
https://www.croydon.gov.uk/sites/default/files/2024-02/community-infrastructure-levy-charging-schedule-rev.pdf
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There have been examples of major sports and leisure centre development proposals that 

have recently received planning permission including the Crystal Palace Stadium 

Redevelopment (18/00547/FUL) and the resolution to grant the Purley Way Leisure Centre 

(24/00775/FUL) which are both CIL liable. This would suggest that there is continued 

interest to develop these types of facilities in the borough despite the CIL charge, and 

additionally that CIL does not have a significant impact on viability.  

Further details outlining the development schemes for the Purley Way Leisure 

Centre is provided below.  

Purley Way Leisure Centre (24/00775/FUL) 

Further details regarding the proposed development scheme are provided below 

inclusive of post-consultation amendments, refer to Section 5 of the 27 February 

2025 Planning Committee Report.  

Planning permission was sought for the demolition of the existing leisure centre 

(circa 2,518sq.m), vacant supermarket and multi-storey car park, and the erection 

of four linked blocks (A-D) of 5-12-storeys to provide:  

• Leisure centre (2,887sq.m comprising 2,476sq.m main leisure centre on

ground floor and 411sq.m of plant space on basement and mezzanine levels) 

including a 25m long swimming pool, training pool, fitness studio, 80-100 

piece gym, café and soft play.  

• Integrated Retirement Community (IRC) totalling 220 units comprising a 40-

room care facility and 180 (age-restricted) homes of which 57 would be extra 

care homes and 123 independent living homes. 10% of homes would be 

affordable (intermediate) housing.  

• Associated amenities including restaurant, bar/bistro, village shop, spa,

aquafit pool, movement studio, fitness studio, games room, multi-purpose 

studio, lounges and meeting rooms  

• Affordable Housing provision of 10%

• 78 space car park

It is noted that the activation of relief mechanisms discussed above could aid in mitigating 

the impact due to CIL, to support deliverability of private sport facility development 

schemes in the borough.  

In summary, the Council views that the Croydon CIL DCS and the suggested 

amendments as per Table 1, provide a proportionate and reasonable response to 

Sport England’s concerns.  

https://democracy.croydon.gov.uk/documents/s63779/Item%205.1%20Purley%20Leisure%20Centre.pdf
https://democracy.croydon.gov.uk/documents/s63779/Item%205.1%20Purley%20Leisure%20Centre.pdf
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