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The Purpose of this Paper 
 
This document is the consultation paper on the draft charging schedule for the 
Newcastle and Gateshead CIL, published under regulation 16 of the Community 
Infrastructure Regulations 2010 (“CIL Regulations”). It seeks to: 

• explain the reasoning behind CIL rates in the draft charging schedule, called the  
“Preliminary Draft Charging Schedule”  

• explain general principles of CIL  

• summarise the methodology, assumptions made and the evidence base used in 
producing the CIL rates. 

 
Newcastle and Gateshead Councils will publish separate preliminary draft charging 
schedules, and once they have been consulted on and examined through independent 
examination required by the CIL Regulations, they will be adopted as part of the Local 
Development Framework process. 
 
Public Consultation on Newcastle’s Preliminary Draft Charging Schedule will run from 
20 June – 13 September 2012.  
 
Public Consultation on Gateshead’s Preliminary Draft Charging Schedule will run from 
18 July – 12 October 2012. 
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1. Introduction 

 
 
1.1 What is CIL? 
 
The Community Infrastructure Levy (CIL) allows local authorities to raise funds from 
developers to pay for the infrastructure that is needed as a result of development. 
 
CIL takes the form of a charge per m2 of additional developed floorspace. The level of 
the tariff is set by the local authority based on the needs identified through infrastructure 
planning, but it is also tested to ensure that it will not affect the viability of development 
across Gateshead and Newcastle. The local levy rates are set out in a CIL Charging 
Schedule. Monies will be collected into a fund to pay for infrastructure. CIL is not 
intended to pay for all infrastructure – it is merely intended to fill the funding gaps that 
remain once other sources of funding have been explored.  
 
1.2 Who will pay CIL? 
 
The charge will be levied on development of more than 100m2 of gross internal 
floorspace and those creating 1 or more dwellings (even where the floorspace is less 
than 100 m2). 
 
The levy will not be charged on changes of use that do not involve an increase in 
floorspace. Sub-divisions of existing dwellings to form other dwellings will also not be 
charged. Structures which are not buildings, or which people do not regularly go into to 
use will not be liable, in accordance with the CIL Regulations. Charging authorities can 
choose to set the CIL charging rate for certain uses or areas at nil, based on viability 
matters. 
 
Affordable housing developments will be exempt in accordance with the CIL 
Regulations. 
 
1.3 What can CIL be used for? 
 
CIL will pay for infrastructure to support development growth. Infrastructure could be 
physical, such as, roads; it could be green, such as parks and open spaces or it could 
be social, such as schools. It can be used to pay for strategic infrastructure serving a 
wide area, such as bus corridor improvements. Although it can be used to maintain 
existing infrastructure it cannot be used to simply to rectify existing deficiencies in 
infrastructure, but to mitigate against new or further deficiencies as a result of new 
development. 
 
1.4 Why do we need CIL? 
  
Newcastle and Gateshead Councils have a clear vision and objectives about what will 
be achieved over the next twenty years:  
 

By 2030 Gateshead and Newcastle will be prosperous and sustainable cities that are 
unique and distinctive places - where people choose to live, work and visit because 
everyone can realise their full potential and enjoy a high quality lifestyle.  
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The Newcastle Gateshead One Core Strategy 2030 is central to delivering this vision to 
being prosperous and sustainable. It sets out an ambitious agenda for achieving 
economic prosperity, delivering healthy sustainable communities, ensuring well 
connected locations and tackling climate change – meaning thousands of new 
inhabitants, homes and jobs. The majority of the objectives are relevant for 
infrastructure delivery: 

• Improving and expanding the Urban Core (Strategic Objective 1) 

• Ensuring opportunities for business accommodation (Strategic Objective 2) 

• Strengthening Newcastle’s role as regional retail destination and ensuring the 
provision of high quality, diverse, accessible District and Local Centres (Strategic 
Objective 3) 

• Encouraging population growth to underpin sustainable economic growth 
(Strategic Objective 4) 

• Ensuring that development enhances the quality of the natural, built and historic 
environment, and ensuring our communities are attractive, safe and sustainable 
(Strategic Objective 6) 

• Providing a network of quality, connected and accessible green spaces (Strategic 
Objective 7) 

• Providing a quality residential offer in sustainable locations (Strategic Objective 9) 

• Manage and develop our transport system to support growth and provide 
sustainable access to housing, jobs, services and shops (Strategic Objective 10) 

 
The Councils are determined to achieve their objectives, to achieve ambitious yet 
deliverable growth and to understand the crucial role that new development (and 
developers) will play in getting there. Without the timely delivery of required 
infrastructure to support development the Core Strategy ambitions cannot be delivered. 
CIL is one of a number of fundamental funding streams that will help to pay for such 
infrastructure. The charging of CIL is a difficult balance to strike as the provision of 
infrastructure funded by CIL will be an essential element to supporting the provision of 
quality housing, sustainable neighbourhoods and attractive accommodation for 
business.  
 
Since the economic downturn in 2008, achieving development growth has been 
considerably more challenging. Thus, a cautious approach to setting CIL charging rates 
has been taken, particularly for employment generating and regeneration uses as the 
authorities are unwilling to put the development of the area at serious risk. 
 
1.5 Why should development pay for strategic infrastructure? 
 
CIL rates provide clarity and certainty of costs to developers for funding wider 
infrastructure required some distance from development sites. Most development has 
some impact on the need for infrastructure and amenities, or benefits from them. So it is 
considered fair that such development pays a share of the cost. By paying a 
contribution, developers will help fund the infrastructure that is needed to make 
development acceptable and sustainable. CIL will be equitable as it shares the costs of 
infrastructure across developments that can withstand a charge. 
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2.  National Guidance and Legal Matters 

 
 
The CIL Regulations state that a charging authority must aim to set rates that strike 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.  

 
And just as important, the rate must be justified, as the Planning Act 2008 states that a 
charging authority must have ‘used the appropriate available evidence to inform the 
draft charging schedule’. And in addition, there are local requirements to be considered, 
such as affordable housing; the current state of the housing market and local demand 
issues; and ensuring we remain competitive with neighbouring authorities in housing 
market areas. 
 
The CIL Regulations require the charging authority to provide two key pieces of 
evidence:  

1) an identification of infrastructure required to support development (see Section 3 
and Appendix 1), and 

2) an assessment of viability (see Section 4) 
 
CIL guidance goes on to indicate that charging authorities should ‘explain briefly why 
they consider that their proposed CIL rates will not put the overall development across 
their area at serious risk’.  
 
The CIL Regulations require assessments of economic viability in setting CIL rates. 
Regulations 13 allows for the following variations in CIL rates: 

• Different geographical zones, and/or 

• Different uses of development. 
 
The National Planning Policy Framework (March 2012) (“the Framework”) requires that 
where practical, CIL charges should be worked up and tested alongside the Local Plan, 
it should incentivise new development and place control over a meaningful proportion of 
the funds raised within the neighbourhoods where development takes place (para 175). 
An amendment to the CIL Regulations is anticipated by the Government to state how 
such a proportion is to be identified. 
 
The Framework also requires viability to be considered, such that “the costs of any 
requirements likely to be applied to development, such as requirements for affordable 
housing, standards, infrastructure contributions or other requirements should, when 
taking account of the normal cost of development and mitigation, provide competitive 
returns to a willing land owner and willing developer to enable the development to be 
deliverable.” 
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3. Appropriate and Available Evidence 

 
 
3.1 Evidence Bases 
 
We have sought to rely on the following key sources of evidence alongside the 
supporting evidence for the emerging NewcastleGateshead One Core Strategy: 

1. Viability Assessment, Stage 1 report (May 2012) and supporting valuation data 
2. Infrastructure Delivery Plan Schedule and funding information 
3. S106 data, Annual Monitoring Returns (AMRs) 
4. Employment Land Reviews and Strategic Housing Land Availability Assessments 
5. NewcastleGateshead Comparison Retail Study (Jan 2010) 
6. NewcastleGateshead Convenience Goods and District Centres Needs Study 

(May 2010) 
7. Market evidence sourced from a leading property consultancy 

 
The One Core Strategy Evidence Base can be viewed at: 
http://www.newcastle.gov.uk/planning-and-buildings/planning/planning-policy-library  
 
3.2 Development and Growth 
 
The two Councils are preparing the joint NewcastleGateshead One Core Strategy 2030 
and Urban Core Area Action Plan (“the AAP”). The One Core Strategy and AAP are 
planning for economic growth and prosperity.  We are projecting an increase of 14,000 
jobs in Newcastle over the plan period and 8,000 in Gateshead.  In order to achieve this 
in the most sustainable way we are planning to at least maintain our working age 
population at 2011 levels (to be confirmed by the Census).  This will require substantial 
house building over the plan period particularly if we are to redress the in balance in our 
housing offer and provide the range and type of properties that our working age 
population will aspire to.   
 
The One Core Strategy and AAP have been the subject of consultation and are planned 
for adoption in 2014. Both the Local Authorities are consulting for 12 weeks, over the 
period between June and October 2012, on major changes to the One Core Strategy 
and AAP before undertaking statutory consultation in December on the publication 
drafts for submission for examination. The progress of CIL through preparation to 
adoption will run alongside the preparation of the One Core Strategy. Separate charging 
schedules will be produced by both Newcastle City and Gateshead Councils to support 
the delivery of the joint plan. Whilst some of the evidence of infrastructure need vary 
between Newcastle and Gateshead, a joint methodology has been used and the 
evidence is considered compatible. For this reason it is intended to submit both 
schedules for consideration at a joint CIL examination to coincide with examination of 
the joint One Core Strategy. 
 
 
3.3 Infrastructure Planning 
 
Infrastructure Delivery Plans (IDP) can help to identify social, physical and green 
infrastructure needs to support development. The two Councils produced an initial draft 
joint Infrastructure Delivery Plan to support the One Core Strategy (Draft Plan) in 
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October 2011. Further discussions with stakeholders have helped the infrastructure 
planning to progress for the 2012 update (in progress currently). The IDP aims to: 

1) Help demonstrate the deliverability of the Council’s LDF and that the necessary 
infrastructure can be provided to support planned development in the One Core 
Strategy, and also the emerging Urban Core Area Action Plan. 

2) Inform the CIL charging schedule and the identification of required infrastructure. 
 
The IDP identifies the infrastructure improvements and provision required to 
demonstrate the deliverability of the Core Strategy, differentiating between infrastructure 
that is critical, essential and also transformational that would lead to a step change in 
the quality of the environment or infrastructure.  
 
3.4 Funding Gap 
 
The Councils have reviewed the infrastructure required for their emerging joint 
development plans, verifying existing and potential funding sources, such as the Tyne 
and Wear Local Transport Plan, and have identified a funding gap. Although some 
schemes from the IDP are already committed and are thus excluded. 
 
The purpose of this infrastructure information is to establish that there is an aggregate 
funding gap that would justify seeking to impose the CIL in Newcastle and Gateshead. It 
is an indicative rather than comprehensive list of future infrastructure needs related to 
development and is mostly based on the emerging One Core Strategy and Urban Core 
Area Action Plan and the adopted Area Action Plans. It is a selection of infrastructure 
schemes that are potentially suitable for CIL funding - this approach is consistent with 
the requirement to use ‘existing available evidence’. It is accepted in guidance that the 
level of certainty of future funding commitments reduces with the passage of time from 
the date the Funding Gap Schedule is established. 
 
The costs of growth related infrastructure and resulting financial assessments will be 
updated for consultation and presented in the joint Newcastle Gateshead Infrastructure 
Delivery Plan schedule, available on 18 July. 
 
3.5 Non strategic and local infrastructure 
 
Local, or site related, infrastructure will continue to be required as a part of 
development. S106 of the Town and Country Planning Act 1990 obligations and S278 
Highways Act 1980 requirements (on site, enabling and direct in nature such as 
junctions or play equipment) will be set out at pre-application stage. Growth Areas may 
still be subject to S106 obligations for infrastructure where solely or jointly necessary 
with other development sites, provided they fall under the five obligations set out in the 
CIL regulations. 
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4. Viability Assessments 
 

 
4.1 Methodology 
 
A joint NewcastleGateshead Viability Assessment was undertaken by experienced 
Council ‘in house’ surveyors with local knowledge of the property market. It is based on 
acknowledged residual land valuation methodology, often used by developers and is a 
high level tool to inform planning policy as well as deriving potential CIL rates. It 
includes a series of development appraisals of hypothetical sites within the charging 
area for different residential and commercial development typologies so as to provide 
confidence that there is a clear balance of overall viability.  Residual values are 
deduced by identifying the costs of development from the value of completed units. The 
excess residual value remaining after meeting the benchmark land value (equal to 
existing use or alternative use value) is shown as the maximum potentially available for 
a CIL tariff. 
 
The model is based on assumptions of cost, such as professional fees and marketing 
costs. It allows for significant and comfortable developers’ profit on Gross Development 
Value of a scheme and has been developed and run to meet the Councils’ requirements 
for informing the preparation of CIL. 
 
The appraisals have been run for different development value ‘zones’ that have been 
adopted across NewcastleGateshead. The zones were identified using a combination of 
value/revenue information and geographic boundaries, such as the urban boundary, 
City Centre, Green Belt and major roads. This produced clear, hard edged and not 
overly complex boundaries. 
 
4.2 Residential Viability 
 
Theoretical development appraisals were carried out for a range of development types 
(from schemes of a single unit to 100 units) across the five value zones for urban and 
non-urban sites, to determine the maximum potential headroom that might be available 
to pay CIL in each. Zone 1 represents the highest value areas, Zone 2 the mid-high, 
Zone 3 the middle values, Zone 4 the low-mid and Zone 5 the lowest value areas. 
 
The initial results set out below indicate the potential maximum amount per square 
metre of residential development available for the payment of CIL – the “Headroom”. 
 

CIL HEADROOM PER M
2
 HEADROOM ON A 100m

2
 UNIT 

 
SUB/URBAN NON-URBAN SUB/URBAN NON-URBAN 

ZONE 1 £              21 £             323 £                 2,059 £            32,294 

ZONE 2 NEGATIVE £             132 NEGATIVE £            13,186 

ZONE 3 NEGATIVE NEGATIVE NEGATIVE NEGATIVE 

ZONE 4 NEGATIVE NEGATIVE NEGATIVE NEGATIVE 

ZONE 5 NEGATIVE NEGATIVE NEGATIVE NEGATIVE 
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4.3 Commercial Viability 
 
Similarly to residential viability testing, notional commercial scheme types have been 
used to test viability for requiring CIL contributions. The schemes vary by land use and 
by type to reflect representative commercial schemes that could come forward across 
the two authority areas and are derived from a number of sources including the 
“Newcastle Property Market Overview and Demand Assessment, Feb 2010” and from 
an analysis of consented planning applications and property deals. 
 
The following commercial uses were tested through the appraisal process that have 
typically been included in recent planning applications and have potential for future 
development within the emerging plan period to 2030: retail warehouses, shops (use 
class A1-A5), supermarkets, residential institutions, shared accommodation (including 
student housing), offices, industrial and hotel development. 
 
Annual Monitoring Returns indicate that the majority of development coming forward in 
the last few years falls within the following categories: 

• Office, B1a 

• Retail, A1 

• Leisure, D2 
 

No further leisure or other commercial uses were anticipated that would either generate 
significant new development in the foreseeable future; provide meaningful income to 
help fund necessary infrastructure; or simply provide a predictable balance of viability 
across scheme types. 
 
The assessment concludes that there is clear headroom of profitable development to 
help offset necessary infrastructure costs. The table below summarises the potential 
headroom for charging CIL across the zones and by identified use: 
  

CIL HEADROOM/m2 
ZONE DEVELOPMENT TYPE 

SUB/URBAN NON-URBAN 

Hotel £              293 £                  511 

Retail Warehouse £           1,333 £               1,709 

Retail Shops £           1,217 £               1,413 

Offices -£             397 -£                201 

Residential Institution -£             259 £                     2 

Industrial -£                 5 -£                     5 

Supermarket £          1,427 £               1,776 

HIGH 

Student Housing £               75 £                 123 
    

Hotel -£            671 -£                  514 

Retail Warehouse £            801 £               1,072 

Retail Shops -£            233 -£                   92 

Offices -£         1,277 -£              1,136 

Residential Institution -£            608 -£                 420 

Industrial -£            212 -£                 212 

Supermarket £         1,551 £               1,808 

MEDIUM 

Student Housing -£            339 -£                 301 
    

LOW Hotel -£            596 -£                 492 
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Retail Warehouse £            578 £                  757 

Retail Shops -£            432 -£                  338 

Offices -£         1,406 -£               1,312 

Residential Institution -£            924 -£                  799 

Industrial -£            281 -£                  281 

Supermarket £         1,680  £               1,860 

Student Housing -£            321 -£                  296 
    

Hotel £                30 n/a 

Retail Shops £         2,519 n/a 

Offices £            655 n/a 

Residential Institution -£            312 n/a 

Supermarket £         1,293 n/a 

CITY CENTRE 

Student Housing £              42 n/a 
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5. Preliminary Draft Charging Schedule 
 

 
5.1 Context 
 
In preparing the Preliminary Draft Charging Schedule reference has been made to a 
wide range of evidence and experience beyond just the viability assessments.  The CIL 
Regulations are clear, stating: 

 

In setting rates (including differential rates) in a 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. 

 
This is elaborated on in CLG’s CIL Guidance: 

 

What is meant by the appropriate balance?  

7. By providing additional infrastructure to support development of an area, 
CIL is expected to have a positive economic effect on development across an 
area in the medium to long term. In deciding the rate(s) of CIL for inclusion in 
its draft charging schedule, a key consideration for authorities is the balance 
between securing additional investment for infrastructure to support 
development and the potential economic effect of imposing CIL upon 
development across their area. The CIL regulations place this balance of 
considerations at the centre of the charge-setting process. In view of the wide 
variation in local charging circumstances, it is for charging authorities to 
decide on the appropriate balance for their area and ‘how much’ potential 
development they are willing to put at risk through the imposition of CIL. The 
amount will vary. For example, some charging authorities may place a high 
premium on funding infrastructure if they see this as important to future 
economic growth in their area, or if they consider that they have flexibility to 
identify alternative development sites, or that some sites can be redesigned to 
make them viable. These charging authorities may be comfortable in putting a 
higher percentage of potential development at risk, as they anticipate an 
overall benefit.  

8. In their background evidence on economic viability to the CIL examination, 
charging authorities should explain briefly why they consider that their 
proposed CIL rate (or rates) will not put the overall development across their 
area at serious risk. It is for charging authorities to decide what evidence they 
include. But, they might, for example, explain that they expect to be able to 
bring forward more sites (for authorities in England this might involve using 
their SHLAA evidence) or development to offset part of the risk to 
development as a result of the imposition of CIL, such that the imposition of 
CIL will not put the overall development of their area at risk.  
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As set out in the Introduction, Newcastle and Gateshead Councils have ambitious plans 
for population and economic growth, requiring significant regeneration and new 
development – both of which require major infrastructure investment, as shown in the 
Funding Gap information. Striking the balance between attracting development and 
ensuring its successful, sustainable delivery is at the heart of the CIL setting debate.  
 
As only new development will help the Councils achieve their objectives, a cautious 
approach has been taken to setting CIL rates. The principles of where to charge are 
based on limiting it to where there it can be afforded, such as strong market areas like 
the Newcastle City Centre and Metrocentre, where there is demand, and large growth 
areas in greenfield areas, paying for strategic infrastructure to mitigate their impact. 
 
The conclusions of the Viability Report show that land and development values differ 
significantly across the two authority areas with many categories of development unable 
to sustain any CIL.  
 
As such it would not be appropriate to impose a flat rate for residential or commercial 
development across the charging area. Regulation 13 of the CIL Regulations allows 
charging authorities to set varying rates in different areas and by reference to different 
intended uses of development. Therefore, it is proposed to adopt a variable rate 
charging schedule, with many areas being excluded from CIL charges.  
 
Neither the legislation nor guidance set requirements on how far below potential 
maximum charge levels a charging authority's rates should be set - it is left to the 
judgement of the authority. The Councils are not seeking to capture all of the “headroom 
value” that is available, as they do not want to set the rate at the margin of viability. This 
is because: 

• we are taking a cautious, but optimistic, approach, so that there is an adequate 
financial “cushion” reflecting the current economic situation and low confidence in 
the housing market. Discussions with the House Builders Federation have 
confirmed that this is the right approach. 

• the viability evidence is a snapshot in time and CIL rates must ensure that they 
can remain appropriate for the life of the charging schedule and not be a barrier 
to development if the market changes significantly.  

• the viability appraisals use generalised assumptions to find an 'average' 
assessment for the type of development being appraised. In reality, both values 
and costs vary significantly which means that the CIL rates chosen must allow for 
the fact that some developments have abnormally high costs, for example, where 
the remediation of contaminated land is required.  

• appraisals involve a relatively wide margin of error due to the many assumptions 
that have to be made.  

 
5.2 Setting Residential Rates 
 
From the headroom calculations, there are two zones (1 and 2) where we have 
determined there is sufficient viability based on the model’s assumptions and we 
propose to charge CIL. 
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An important strand of evidence that has been considered is the amount that 
developers have paid pursuant to S106 Agreements, so these have been analysed. 
Both Councils have a history of seeking and achieving contributions to infrastructure 
delivery.  Most residential schemes have contributed at least £500 per dwelling and 
many schemes in our most viable areas paid at least £1,000 per dwelling. 
 
These contributions would equate, very approximately, to about £7/m2 and £25/m2 of 
CIL so these amounts could be considered a base of what is affordable in this sector.   
 

Newcastle and Gateshead Preliminary Draft Charging Schedule  

Residential Rates 

Zone A (non-urban) = £88/sq m    

Zone B (urban) = £16/sq m    
 

 
As a further check against the impact that the imposition these rates would have on the 
two zones where a CIL payment would be made, a series of ‘feedback’ appraisals have 
been carried out.  These place the Benchmark Value as a fixed land price and 
‘residualise’ the profit element.  These are summarised below: 
 

  Profit on GDV 

Scheme Type 
ZONE A 
Rate £88 

ZONE B 
Rate £14 

1 Unit Scheme 14% 11% 

15 Unit Scheme 27% 27% 

25 Unit Scheme 22% 15% 

50 Unit Mixed Scheme 28% 34% 

100 Unit Mixed Scheme 21% 13% 

 
As can be seen, on the basis of the recommended CIL rate, the majority of appraisals 
return a Profit on Gross Development Value in excess of 20% - and we are confident 
that this will be acceptable to the development industry based on a review of private 
sector development appraisals and precedent from the Beckenham planning appeal 
(APP/G5180/A/08/2084559) about levels of profit. In connection with these schemes in 
Zone B, it can be seen that typologies show a significant range of results. The assessed 
schemes are merely indicative and the market would necessarily develop the most 
advantageous scheme in terms of return on gross development value. And in respect of 
the single unit schemes, these one-off developments will typically be self build and 
hence no, or a small, profit margin would be expected. 
 
5.3 Setting Commercial Rates  
 
The Viability Assessment provided a clear indication of overall viability for different 
commercial uses and over geographic areas. This section seeks to summarise the 
reasoning in setting appropriate CIL tariffs, the use of appropriate available evidence for 
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main uses developed now and in the future so as to comply with regulations and 
guidance.  
 
The results of the appraisals indicated that the economic viability varies both across 
geography and uses quite considerably both in Newcastle and in Gateshead. The 
viability assessment indicates that some of the proposed rates will also have varying 
impact on viability on some of the scenarios than on others. Thus, the use of a flat rate 
for commercial uses across the authority areas was neither equitable nor appropriate.  
 
However, in adopting a differential rate across each development typology in each value 
zone would not be practical in terms of administration.  It is of course also impractical to 
anticipate every form of development mix that comes forward and hence the use of 
averages in setting the identified CIL rates below. Where viability is marginal a £0 rate 
has been identified to reflect the cautious approach to risk related to proposing a CIL 
charge. 
 
Retail 
Retail rates have been set to reflect the potential headroom available across the local 
authority areas. Valuation and transaction information has helped to inform what is 
considered to be a fair and reasonable rate.  
 
Retail growth from comparison expenditure is anticipated in Newcastle City Centre and 
other centres in accordance with the National Planning Policy Framework sequential 
test. Comparison goods cover clothing, shoes, furniture, household appliances, tools, 
medical goods, games and toys, books and stationery, jewellery and other personal 
effects. 
 
Planned growth for additional comparison retail floorspace comprises up to 75,000 net 
sq m within Newcastle City Centre (within the primary shopping area and the allocated 
site at East Pilgrim Street) and an additional 20,700 net sq m within Gateshead’s 
primary shopping area, focussing on the redevelopment of Trinity Square, as identified 
in the One Core Strategy by 2030. 
 
Overall the forecasts in the NewcastleGateshead Strategic Comparison Goods Retail 
Capacity Study, January 2010 show that there is no immediate need for any new retail 
warehouse floorspace in Newcastle or Gateshead. The occupied retail warehouses in 
Newcastle are trading reasonably well, with some vacant retail warehouses in the city 
that have the potential to be re-occupied. Capacity for additional retail warehouse 
floorspace in Newcastle is expected to arise before 2020, and just after 2020 for 
Gateshead, and thus retail comparison rates have been identified to reflect the varying 
viability across geographic areas.  
 
The NewcastleGateshead Convenience Goods and District Centres Needs Study, May 
2010 and centre health checks forecast some need for convenience retail and 
concluded that capacity for new comparison goods floorspace at Newcastle and 
Gateshead’s District Centres will be modest by 2020. Significantly a number of smaller 
supermarkets have recently been granted permission in Newcastle and several are 
coming forward in Gateshead, indicating a continued and buoyant market. Convenience 
goods cover food and non-alcoholic beverages, tobacco, alcoholic beverages, 
newspapers and periodicals and non-durable household goods. 
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For both comparison and convenience forms of retailing a threshold size of 1,000 sq m 
(gross) has been identified as the character of larger stores above this threshold differs 
from smaller units (see notional scheme types). This threshold is from an acknowledged 
source in identifying major planning applications – the Town and Country Planning 
(Development Management Procedure) Order 2010 – and is aligned to current 
legislative procedures and the future implementation of the One Core Strategy. 
 
Indications from the evidence is that there are a number of existing centres at ‘risk’. 
Smaller shops and supermarkets outside zones 1 and 2 can have a valuable role in 
supporting local centres, and they would not be put at risk from the proposed charging 
schedule.  
 
Offices 
The market for new offices benefits from a choice of both new and second-hand 
floorspace development opportunities and sites.  New gross floorspace projections 
suggest to the order of 452,000 sq m of new office floorspace will be required to 2030, 
two thirds of which will fall in the Newcastle City Centre with much of the remainder in 
Great Park. In Gateshead, the majority will be located at Baltic Business Quarter, with 
potential for a limited amount in Team Valley and Metrogreen.  
 
However, it is acknowledged that the current market reflects weak demand and an 
understandably cautious approach to new development.  Completion of new space is 
being delayed and plans for new development have been postponed.  In the medium 
and long term, a resumption of economic growth is forecast and will allow an equilibrium 
to be restored.  
  
Despite this, testing indicates offices are viable at current values and as supporting 
infrastructure for new office development is of fundamental importance to the delivery of 
economic growth as indicated in the emerging One Core Strategy, a cautious rate for 
offices has been proposed for the highest value area only – that is Newcastle Zone 1 on 
the Newcastle PDCS Commercial Map – taking a minimum of the potential headroom or 
economic uplift thus reflecting short term constraints.  
 
Shared/Student Accommodation and Hotels 
Both the student or shared accommodation and the hotel markets are currently buoyant 
in Newcastle with a number of recent schemes being approved and implemented in the 
City Centre. In Gateshead, the strong market is reflected by the Trinity Square 
development. Thus the rates proposed below reflect current development trends and 
the viability headroom derived from the Viability assessment.  
 
The Newcastle and Gateshead Leisure Study (April 2010) identifies a number of 
significant redevelopment opportunities within Newcastle City Centre including the 
potential that the 3 key sites identified in the emerging Urban Core Area Acton Plan 
(Science Central, East Pilgrim Street and Stephenson Quarter), offer in terms of linking 
leisure to mixed use developments. In particular, hotel development in Newcastle is 
likely to be more successful where occupied alongside other complementary uses which 
help create demand.  
 
Outside of the City Centre, over the plan period Gateshead Centre, Kingston Park and 
Great Park may attract additional leisure development, and there is potential at Blaydon, 
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Whickham, Coatsworth Road, Felling and Birtley although there may be limitations in 
relation to the size of units available and other long term plans for the centres.  

 Other Uses 

Residential institutions and industrial uses have not been included in the rates due to 
negative viability outputs from the Viability Assessment.  
 
In the urban core a number of developer contribution models have been operating, 
collecting pooled contributions for strategic infrastructure improvements, transport 
network management and for open space. This provides evidence of a track record of 
viability for development in Newcastle Zone 1. 
 
* supermarket is defined as both convenience and comparison floorspace 

 
 
5.4 Review 
 
The CIL is being calculated at a specific point in time and accordingly the charging 
authority will need to make allowance for the cost and value inputs to be periodically 
reviewed.  We propose to link this to changes in the housing market cycle. 
 
The housing market cycle between 1982 and 1996 showed seven years of growth 
followed by seven years of falls. The previous cycle between 1977 and 1982, was three 
years and two years respectively. Previous cycles have therefore followed the pattern of 
equal periods of growth and contractions. This would indicate that since the peak of the 

Newcastle and Gateshead Preliminary Charging Schedule 

Commercial Rates 

Use 
Newcastle 

Zone 1 

Newcastle 
Zone 2 

Gateshead 
Zone 1 

Outside of Newcastle 
Zones 1 & 2 

Outside of Gateshead 
Zone 1 

A1 supermarket * 
(over 1,000 sq m) 

£128/sq m  

Small scale A1,  A2, A3, A4, 
A5 uses  

(1,000 sq m or under) 
£0 

A1 comparison, A2, A3, A4, 
A5 uses, vehicle sales (sui 
generis) (over 1,000 sq m) 

£128/sq m     
 

£128/sq m 
 

£80/sq m  

Office B1 £64/sq m £0 £0 

Hotel C1 £3/sq m £40/sq m £0 

Shared/Student 
Accommodation  

(C3, C4, sui generis) 
£16/sq m £16/sq m £0 
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market in Quarter 3 2007 after 11 years of growth, we could possibly expect contraction 
for a further four to six years (i.e. added to the five years since 2007).  
 
The Councils are considering their monitoring indicators for the One Core Strategy and 
CIL to ensure the continued validity of the charging rates. Specifically, the monitoring 
could relate to the occurrence of a number of stabilised house prices or when the 
Nationwide House Prices Index has recorded a 10% rise over and above the index 
number as at 1 April 2014, whichever is the later. At that time the charging authority 
should seek to review the schedule at the anticipated point that the market returns to its 
long term trend. 
 
5.5 Paying CIL – Instalments Policy 
 
The timing of CIL payments can have a significant impact on projected cashflow 
available to the Council which in turn can make the funding of projects more difficult and 
thus impacting on developers ability to deliver them. To mitigate this problem Newcastle 
and Gateshead will receive CIL payments in instalments, relating to the scale of scheme 
and milestones through the development process. A draft instalments policy will be 
made available for comment from 18th July as part of the consultation.
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6. Next Steps 

 
 
6.1 Consultation 
 
NewcastleGateshead are consulting with infrastructure providers, landowners, 
developers as well as residents and businesses and the public on the above CIL rates 
as derived from the evidence summarised above. The results of the this informal 
consultation will be considered before a further statutory stage of public consultation will 
be carried out on a Draft Charging Schedules  for both Newcastle and Gateshead prior 
to submission of the Charging Schedule for public examination. 
 


