
Vision, 1987

“Rail Transport is to Canary Wharf as 
Water is to California”
Peter Anderson
CFO Canary Wharf Group  



Reality, 2008 



London’s Crossrail:
A Case Study in Transit Investment

Jim Berry 



What is Crossrail?
• A new railway for London and the 

south east
• 118 km from east to west
• 24 trains per hour in each 

direction
• More than 200 million passenger 

journey per annum
• Spacious and bright stations
• And much more…



The Importance of Rail Access to Canary Wharf
West India Docks, 1987



Canary Wharf, 2013 



Transit Orientated Development, 1980



DLR Opens, 1987



Phase One, 1991



Jubilee Line Opens, 1999



2004



Post Crossrail, 2018 



The Need For Crossrail 



Population and Employment Growth



Change in Population Growth 
2007 - 2031

>6,000
4,000 to 6,000
2,000 to 4,000
<2,000
Decline in population

Change in Population 
2007 to 2031



Change in Employment Growth

>2,000
1,500 to 2,000
1,000 to 1,500
<500
Decline in employment

Change in Employment
Absolute Change (Jobs)



Tube and DLR Crowding, 2006

< 1 standing per sq metre
1-2 standing per sq metre
2-3 standing per sq metre
3-4 standing per sq metre
> 4 standing per sq metre

Standing Passenger 
per sq metre



Rail Crowding, 2006

< 1 standing per sq metre
1-2 standing per sq metre
2-3 standing per sq metre
3-4 standing per sq metre
> 4 standing per sq metre

Standing Passenger 
per sq metre



Crossrail History 
1880 Regents Canal Railway Company 
1943 Abercrombie Plan 
1974 London Rail Study 
1989 Central London Rail Study 

Competition with Jubilee Line Extension
1991 Private Bill Submission   
1994 Bill Rejected

Transport and Works Act (TWA)



Crossrail History 
1996 TWA Submission Rejected

Route Protection
2000 Creation of CLRL to integrate line  with 

SRA initiatives 
2001 CWG looks to Crossrail to 

boost transport supply 
2001-02 CWG Promotes Southeast Leg



Crossrail History 
2003-04 Department Of Transport Support, 

Monentegu Review 
2004 Treasury; No Financial Support for the Project 
2005-08 Hybrid Bill to Parliament, House of Commons, 

House of Lords  



Funding Agreed, October 2007



Royal Assent, July 2008



Black Monday, September 2008 



Prime Minister and London Mayor Launch 
Crossrail Construction, 2009



Crossrail Core



Crossrail Connections, 2018/2019



Crossrail Benefits



Transportation Benefits 
• Accessibility, service quality, safety, security, health and 

the environment 
• New trains – passengers’ comfort
• Mobility improvements
• Enhanced accessibility features
• Step-free access for the National Rail Network
• Reduce pressures on road traffic, with an overall 2% 

reduction 
• Reduce need for car trips to central London
• Modal shift – reduce carbon emissions by 1,300+ tonnes 

per annum
• 2% reduction in road accidents 



Economic Benefits
• Reduced journey times 
• Over 35% of the future employment growth will be 

located in areas served by Crossrail services
• Regeneration; East London
• 100,000+ jobs created across the Thames Gateway 
• Crossrail will bring 1.5M more people within a 45min

commute
• Increased productivity caused by clustering economic 

activity 
• 14,000 people will be working on constructing the 

Crossrail at peak  



Change in Jobs within 45 mins

Increase over 200,000
Increase 100,000 to 200,000
Increase 20,000 to 100,000
No Change
Decrease in Jobs

Change in Jobs within 45 mins



Change in Journey Times



Wider Economic Benefits 
• The impact of Crossrail on the wider economy is 

substantial
• DFT guidance identifies four specific components of 

these ‘wider impacts’ or ‘wider economic benefits’ 
(WEBs):
– Move to More Productive Jobs
– Pure Agglomeration
– Increase in Labour Force Participation
– Impacts on Imperfect Competition 



Crossrail Benefits and Costs Summary 
(2002 Prices)  



Crossrail Benefits and Costs Summary 
Excluding ‘Sunk’ Costs (2002 Prices)



Crossrail’s Wider Economic Benefits
(2002 Prices) 



Problem: Funding 
UK Treasury Response 2001-2007

• “Agree there is a problem”

• “Crossrail: Good Idea”

• “Not Affordable”



CWG – Alternative Funding Based on 
Beneficiaries
• Debate on funding issues: public or private funding

– Who will benefit from Crossrail?
– Could they contribute to the costs?

• Beneficiaries of the transport infrastructure
– Users

• Direct Crossrail Users 
• Users of other lines to Crossrail
• Users of other, less congested lines 

– Road Users



CWG – Alternative Funding Based on 
Beneficiaries (continued)

– Employers, developers, landowners
• Operators of other lines
• Shorter commute for employees
• Larger area for recruitment
• Support for urban development opportunities
• Employers who have an enlarged catchment area
• Increase in land value 

– Government
• Economic activity/growth
• Social Inclusion 
• Tax Revenues 



Can Property Help? July 2002
Options
• Mechanisms to capture revenue 

from property:
1. Business rates supplement
2. Development levies paid by real 

estate developers (Section 106)
3. Joint developments (e.g. with 

CWG)
• Transparent
• Easy to implement
• Rigorous studies, linking funding 

to revenue
• Linking Funding to Project 



Business Premises with a Ratable Value 
Excess of 50K Sterling 

250 to 4500 (20)
100 to 250 (53)
50 to 100 (85)
0 to 50 (467)

Count of properties per 
ward with a ratable value 
over £50K



Development Levy



Community Infrastructure Levy

Zone London Boroughs Rates
(£ per sq. m.)

1 Camden, City of London, City of Westminster, 
Hammersmith and Fulham, Islington, Kensington and 
Chelsea, Richmond-upon-Thames, Wandsworth

£50

2 Barnet, Brent, Bromley, Ealing, Greenwich, Hackney, 
Haringey, Harrow, Hillingdon, Hounslow, Kingston upon 
Thames, Lambeth, Lewisham, Merton, Redbridge, 
Southwark, Tower Hamlets 

£35

3 Barking and Dagenham, Bexley, Croydon, Enfield,
Havering, Newham, Sutton, Waltham Forest 

£20



Funding Allocation, 2012 

(£14.8bn)

Other Funding

(£2.45bn)

Network Rail

Others

DfT
(£5.20bn)

TfL
(£7.15bn)

GLA

BRS & Direct 

Contribution

Community

Infrastructure Levy

TfL

Direct Contribution

Developers

Contribution

Land and Property

BAA plc

City of London

Direct Contribution

(4.7bn)



Crossrail 1 Property Contribution 

Mayoral CIL Business Rate 
Supplement

S106 OSD

Applies to all new
development across 
the GLA area

Zoned based on 
borough boundaries

3 charge rates 
(£20/£35/£50 sq m). 
Rates that applies 
based on viability 
(average) within each  
borough.

Applies to all new and 
existing commercial 
properties

2p per £ of rateable 
value above 55k p.a.

Over £200 million 
collected form 
businesses in first 
year, close to target 

Applies to all new
office/retail/hotel 
development

Applies to Central 
Activity Zone,
Docklands and 1km of 
each Crossrail station 
within the GLA 
boundary

Matrix of rates 
dependent on area and 
type of development

Contribution from 
development of 14 
main sites above and 
around Crossrail 
stations

~2m sq ft

e.g. Astoria & Goslett
Yard site Tottenham 
Court Rd. 500,000 sq 
ft of premium retail 
office and residential 
accommodation

£300m £4.1bn £300m £445m



Over Site Developments

• 14 main sites identified
• e.g. Astoria & Goslett Yard site at Tottenham Court Road station

– Development plans approved by Westminster City Council
– 500,000 sq ft of premium retail, office and residential 

accommodation created at eastern end of Oxford Street and 
Tottenham Court Road 



Over Site Developments

Bond Street East OSD TCR East OSD



Ingredients for Success, September 2013 

Crossrail’s Big Breakthrough as Tunnel

Reaches Canary Wharf



Ingredients for Success
• A Clear Case for Project Need
• Business and Community Support 
• A Positive Business Case
• Champions: Public and Private
• Funding 
• Political Support
• Transparency  



Crossrail Champions
• Large investors interested in transport infrastructure 

and real estate development 
• Very dynamic business lobby:

– London First: “We want London to be the best place in 
the world to do Business!”

– British Airports Authority 
– Corporation for London
– Canary Wharf Group

• Decision-Makers
– Flexible in view of the need for change
– Open to creative ideas from the private sector 



Component 

(£bn; PV 1Q 2002 prices)

TfL

(London

Weighting VoT)

DfT

( UK wide 

VoT)

User Benefits:

- Time Savings

- Congestion Relief

- Other

- Indirect Tax Revenue

Total User Benefits

9.1

7.3

0.5

-1.4

15.5

6.6

5.3

0.5

-1.4

11.0

Costs:

- CAPEX

- Operations/Maintenance

- Revenues

- Other

Total User Costs

-9.4

-3.9

7.4

0.2

-5.6

-9.4

-3.9

7.4

0.2

-5.6

Net Present Value 9.9 5.4

“Conventional” BCR 2.76 1.97

Crossrail Benefits and Costs 
Summary

Crossrail’s Wider Economic Benefits
Component 

(£bn; PV 1Q 2002 prices)

TfL

(London 

values)

DfT

(UK wide 

values)

Wider Economic Benefits

- GDP (includes Welfare below)

- Welfare (including Increased Tax)
42

7 to 18

6 to 15

6 to 9

BCR (including Welfare WEBs)

Central Estimate

Sensitivity Estimate (including M2MPJ)

3.97

5.87

3.09

3.53

BCR (including Welfare WEBs),

without “sunk” costs

Central Estimate

Sensitivity Estimate (including M2MPJ)

5.23

7.74

4.07

4.66

Business Case 



Wider Benefits
Generating Economic and Social Benefits
• Decreases congestion on the rail network 
• Efficient link between East and West

– The City
– West End
– Canary Wharf
– Heathrow Airport 

• Encourages urban 
regeneration around stations

• Creates employment
• Social Inclusion 



Private Sector Support 

• Canary Wharf Group
• British Airports Authority 

• London First
• City of London Corporation



Funding 
Cost-sharing Between Principle Beneficiaries:
• Government

– Economy 
• Private Sector

– Employers 
– Land Owners
– Developers
– Economy 

• Users
– Public Transport Users 
– Road Users

• Each Contributing Approximately £5 Billion 



Canary Wharf Crossrail Station
By Canary Wharf Group
• Design and construction cost: CAN$ 765 M
• Under construction since May 2009

Station Visualization Station Construction
September 2013 



Post Script



Relevance to GTA
• Planning

– Comprehensive
– Transparent
– Thoroughly vetted by 

TfL, DFT, UK Treasury, 
Parliamentary Process 

• Private Sector Support
– Recognize need and 

benefits
– Prepared to support and 

promote 
– Solid Business Case 

• Value Capture
– Those who benefit 

should contribute to the 
cost in a proportionate 
and transparent way 

• Funding 
– Tools that reflect private 

sector beneficiaries 
– The BRS
– Section 106
– CIL



Thank You!


