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Infrastructure Funding Gap Statement – R&D review 

Community Infrastructure Levy (CIL) Partial Review 

 

1. Introduction 
 

1.1 This statement provides an estimate of the infrastructure funding gap to support 
the review of CIL charges for London Borough of Tower Hamlets. It shows that a 
substantial funding gap remains, justifying the continued implementation of CIL 
and supporting the addition of a new Research and Development (R&D) rate to 
help to fund the infrastructure needs of the borough.  
 

2. Aggregate Funding Gap 
 

2.1 An initial aggregate funding gap can be estimated from the Infrastructure 
Delivery Plan (IDP), taking into consideration the gap between identified 
infrastructure costs and known funding for these items of infrastructure. The IDP 
has been updated in September 2024 to identify the infrastructure needs and 
costs to support development in the Local Plan 2038. This version of the IDP is 
also supporting the Council’s Local Plan which is due to be submitted for 
Examination in Public in early 2026, providing consistency in the evidence base 
across Planning Policy and CIL.  

Table 1: Aggregate funding gap (Infrastructure Delivery Plan) 

Estimated Costs (IDP) £807 million 

Confirmed Funding (other sources, IDP) £677 million 

Aggregate Funding Gap (IDP) £130 million 

 

3. Residual Funding Gap 

 
3.1 The residual funding gap represents the remaining gap after taking into 

consideration the additional potential contributions that CIL funding could make 
over the plan period. 
 

3.2 The residual funding gap refers to the shortfall between the cost of infrastructure 
needed to support new development and the funding available to cover it. Since 
the Council has already used this method in the IDP to set its current emerging 
Local Plan 2038, this CIL Charging Schedule partial review will not repeat those 
calculations, instead, it will focus on how the proposed new rate for R&D affects 
infrastructure funding and specifically the funding gap. 
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4. Likely Research and Development Floorspace that could be 
delivered within the plan period 

 

4.1 The 2023 Employment Land Review (prepared by Ramidus Consulting Limited & 
CAG Consultants) and supporting the current draft Local Plan to be submitted for 
Examination in Public in early 2026, confirms the borough’s employment needs 
to 2038 and estimates the potential employment floorspace that could come 
forward during the plan period. Using employment need provides a robust and 
justifiable position, especially as Tower Hamlet’s has the potential to meet its 
employment land needs within the borough’s boundary during the plan period. 
 

4.2 In response to an increase in applications for research and development (‘R&D’) 
uses within Tower Hamlets and specifically within the life sciences sector, the 
council commissioned a review of potential changes to its Community 
Infrastructure Levy (‘CIL’) Charging Schedule. The Council’s current Charging 
Schedule (adopted in January 2020) does not specify a CIL rate for R&D uses 
and consequently it falls within the ‘All Other Uses’ rate which is set at nil, 
although where a development includes a mix of office and R&D space, the 
office element may have an associated CIL rate, depending on its location in the 
Borough. 

 
4.3 The review found that the increase in applications for R&D is likely to have 

resulted from changes to working patterns with tenants occupying less 
floorspace due to lower proportions of staff working in their offices at any given 
time. Tower Hamlets emerging Local Plan supports the development of 
Whitechapel forming part of MedCity which plays an important role in the 
development of the Life Sciences and Medical Research sector, with the Royal 
London Hospital, a campus of Queen Mary University London, and the potential 
for a new life sciences research centre, alongside employment hubs in Canary 
Wharf and the City Fringe. This review considers the potential for R&D 
developments to contribute towards infrastructure through CIL to support this 
growth. 
 

4.4 The following are examples of recent site proposals which incorporate life 
science labs in the borough: 

 

• [REDACTED] [REDACTED] [REDACTED] [REDACTED] (4,645 SQM);  

• [REDACTED] [REDACTED] [REDACTED] [REDACTED] (3,716 SQM). 

• [REDACTED] [REDACTED] [REDACTED] [REDACTED] (77,109 SQM) 
 

4.5 The potential CIL that could be generated by meeting the borough’s identified 
R&D needs was achieved in the review by comparing the residual land values of 
a range of development typologies reflecting the types of R&D developments 
expected to come forward over the life of a potential replacement CIL Charging 
Schedule.  
 

4.6 The estimated R&D floorspace was then multiplied by the proposed CIL rates of 
£117/m2. 
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4.7 There are several sites that have the potential for commercial development and 
could therefore be R&D spaces in the Borough. Note that it is not likely that all 
applicable commercial space would come forward as R&D, more likely there 
would be a range of commercial uses. The scenario is simply used to understand 
the maximum limit of additional CIL income. 
 

4.8 Table 2 sets out the CIL projected for an estimated level of R&D floorspace from 
these identified sites that could potentially come forward to 2031. 

 
 
Table 2: Estimated CIL projection (R&D Needs Floorspace) 
 

Development site 
 

R&D floorspace 
(SQM) 
 

 Proposed CIL 
Rate £117/m2 
 

[REDACTED] [REDACTED] [REDACTED] 93,000 £10,881,000 

[REDACTED] [REDACTED] [REDACTED] 74,322 £8,695,725 

[REDACTED] [REDACTED] [REDACTED] 17,652 £2,065,235 

[REDACTED] [REDACTED] [REDACTED] 23,226 £2,717,414 

Totals 
 

208,200 
 

£24,359,374 

 

4.9 This shows that the CIL rate for R&D as proposed in the partial CIL review 
would  generate an estimated maximum additional £24,359,374 towards 
infrastructure over the proposed plan period if employment needs are met. 

 

Table 3: Total Residual Funding Gap: 

Estimated Costs (IDP)  £807,000,000  

Confirmed Funding (other sources, IDP)  
£677,000,000  

Aggregate Funding Gap (IDP)  
£130,000,000  

 Estimated CIL Funding (proposed R&D) 
£24,359,374 

Residual Funding Gap  £105,640,626 
 

 

5.0 Table 3 shows that a new CIL rate for R&D in a revised CIL Charging  
 Schedule modestly contributes to the overall reduction of the original CIL  
 funding gap. The inclusion of an R&D CIL rate will help ensure CIL income is 
 maximised and importantly helps the council to deliver infrastructure for the 
 benefit of residents and businesses within the borough. 

 


