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CHAPTER ONE  
INTRODUCTION 
 
 

1.1 The Mayoral Community Infrastructure 
Levy (MCIL) took effect on 1 April 
2012 and as part of the 
implementation the Mayor announced 
he intended to review its operation on 
a regular basis.  The Government’s 
latest amended CIL Regulations have 
been in place since late February and 
these have also been considered as 
part of the review.  

 
1.2 This review has been undertaken by 

Transport for London (TfL) and the 
Greater London Authority (GLA) with 
assistance from Jones Lang LaSalle 
(JLL), and follows two full years of the 
MCIL.  The timing of the review has 
allowed data on the sums of MCIL 
collected in the third year, to the end 
of Quarter 2 2014/15, to be 
considered.  

 
1.3 The MCIL was designed to work with 

the Crossrail Section 106 (s106) 
scheme in Central London and 
Docklands and consequently this 
review looks at both mechanisms and 
the interaction between them. 

 

1.4 Under the funding agreement with the 
Government, the Mayor expects to 
raise £300m from s106 contributions 
and £300m from the MCIL towards the 
funding of the Crossrail project.  TfL 
has underwritten the payment of this 
money to Crossrail; any shortfall or 
delay will therefore affect TfL’s overall 
finances.  The last construction year for 
Crossrail is 2018/19. To coincide with 
this, the overall target is for £600 
million to be collected by 31 March 
2019.  As at October 2014 £86 million 
in MCIL and £40 million in Crossrail 
s106 had been received (21% of the 
combined target). 

 
1.5 The results of this review will be made 

available as soon as possible via the 
GLA website.  They will also be 
published in the London Plan Annual 
Monitoring Report which will be 
available from early 2015.  As there are 
no recommendations for change in the 
rates or the policies applied, a formal 
consultation is not required.  
Comments will be invited once the 
document has been published on the 
GLA website. 
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CHAPTER TWO 

SCOPE / PURPOSE  
OF THIS REPORT 
 
 
2.1 This report will consider: 
 

•   The first two and a half years of 
receipts from the MCIL and four 
years from the Crossrail s106; 

•   The likely trend of future receipts 
and performance against the 
funding targets, and the interaction 
between MCIL and Crossrail s106; 

•   The evidence of the effect of MCIL 
on development activity across 
London; 

•   The evidence of the effect of MCIL 
on affordable housing delivery 
across London; 

•   The evidence of any effect on other 
strategically important facilities; 

•   The progress that boroughs have 
made with their own CILs, and the 
rates set, and whether the MCIL 
has affected unduly the boroughs’ 
ability to fund infrastructure; 

•   The Mayor’s policies for both 
instalments and discretionary relief, 
and the approach to be taken on 
emerging forms of affordable 
housing. 

 
2.2 There is no requirement in the 

regulations for a review of CIL.  The 
Department for Communities and Local 
Government (DCLG) guidance does, 
however, recommend that authorities 
keep charging schedules under review, 

taking account of changes in market 
conditions and the funding gap for 
infrastructure needed to support the 
development of the area.  The Mayor is 
also the first CIL charging authority in 
London to undertake a CIL review, 
although he was not the first authority 
to implement CIL (London Borough of 
Redbridge being the first).  Any 
revisions to a charging schedule, in 
whole or in part, must follow the same 
processes as the preparation, 
examination, approval and publication 
of a charging schedule.  Any changes 
to the Mayor’s CIL policies or 
discretionary relief could also be the 
subject of consultation. 

 
2.3 The Mayor detailed his intention to 

have biennial reviews of the MCIL 
within paragraphs 4.24 and 4.25 of the 
2013 Supplementary Planning 
Guidance on the ‘Use of Planning 
Obligations in the funding of Crossrail, 
and the Mayoral Community 
Infrastructure Levy’ (see Annex A for 
text).  

 
2.4 This review does not duplicate the 

matters covered by the Annual 
Reporting process, which are defined 
by CIL Regulation 62, and also detailed 
in Annex A. 
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CHAPTER THREE 

MCIL AND S.106  
RECEIPTS 

 

 

MAYORAL CIL 

 

3.1 Since April 2012 more than 2,000 
developments across London have paid 
MCIL.  The quarterly results are shown 

in Figure 1 below. (Note that the first 
two quarters’ results are combined.)  

 
 
Figure 1 MCIL development receipts 
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3.2 The trend is clearly for an increase in 
the number of developments each 
quarter.  MCIL was expected to show a 
ramping up over time because only 
developments with permissions since 
April 2012 are liable to pay MCIL and 
because there is a time lag between the 
grant of planning permission and the 
commencement of works on site (the 

trigger for the first payment).Figure 2 
demonstrates the distribution of 
development activity across London by 
numbers of developments rather than 
financial value. It shows a wide 
distribution of development across 
London, but considerable differences 
by borough. 
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Figure 2 MCIL development  activity across London 

 

3.3 Figures 3 and 4 present the results by 
the amount of MCIL receipts, over time 
and by borough. Figure 3 demonstrates 
a ramp up in receipts in the first two 
years of MCIL’s operation and a 
levelling-off in the first two quarters of 
this financial year. The three point 
moving average does however suggest 
a steady upward trend over time.  The 
evidence presented by JLL, and 
discussed later in the report, suggests 
that the underlying amount of new 
development coming forward grew 
over the last two and a half years. It is 
difficult to predict how buoyant the 
future property development market 
will be and thus predict future years 
accurately. It is clear that there is 
considerable volatility in the receipts in 
any particular quarter. 

 
3.4  Under the CIL Regulations the Mayor is 

a charging authority and the 34 
boroughs / authorities across London 
act as collecting authorities to secure 
MCIL on behalf of the Mayor.  There 
are good MCIL administrative 
arrangements in place, and now 
working well, for the collection of the 
Mayoral CIL.  These involve quarterly 
reporting, followed by financial 
transfer, and are supported by regular 
and active meetings of the CIL 
Collection Group, at which all 
boroughs, TfL, the GLA and DCLG are 
represented.  There were some isolated 
issues around the timely transfer of 
MCIL monies to TfL from particular 
boroughs in the early quarters, but 
these have generally been resolved. 
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Figure 3 MCIL receipts by Quarter 

Q1 &
Q2

2012/
13

Q3
2012/

13

Q4
2012/

13

Q1
2013/

14

Q2
2013/

14

Q3
2013/

14

Q4
2013/

14

Q1
2014/

15

Q2
2014/

15

Quarte rly rec eipts £0.2m £2.4m £3.4m £6.2m £11.5m £9.0m £20.0m£17.4m£15.9m

T hree  qua rter m oving a ve ra ge £2.0m £4.0m £7.0m £8.9m £13.5m£15.5m£17.8m

£0m

£5m

£10m

£15m

£20m

£25m

Mayoral C IL  R ec eipts  & T hree Quarter Moving  Averag e 

Quarte rly rec eipts T hree  qua rter m oving a ve ra ge

 
  

3.5 Figure 4 reveals the significant 
variation in the value of MCIL collected 
across London. Annex B provides this 
information, tabulated borough by 
borough, and details the quarterly 
receipts. As might be expected, the 
volume of development activity in 

combination with applicable charging 
rates, result in highest receipts 
focussed in central London with the 
lowest levels of MCIL collection 
tending to be the boroughs at the edge 
of the capital.   

 
Figure 4 Value of MCIL collected to date by borough 
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S.106 RECEIPTS  

 

3.6 Over the four and a half years of the 
Crossrail s106, total contributions have 
reached almost £40m.  This is less than 
half of the receipts generated by MCIL 
in two and a half years.  The gap is 
widening with the respective 2014/15 
half year figures for Crossrail SPG and 
MCIL standing at £8m and £33m.  
Annex C illustrates the financial 
position in respect of the two Crossrail 
funding streams from developer 
contributions in more detail and 
compares actual receipts with the latest 
forecasts. Current financial year 
receipts to date suggest that both 
streams are well on the way to 
achieving the annual receipts target. 

 
3.7 S106 receipts come from limited zones 

in London (principally Central London 
and the Isle of Dogs) and from limited 

uses (offices, retail and hotels).  The 
number of chargeable developments is 
therefore lower and the typical 
payments are higher, due to higher 
s106 charges per square metre of new 
development than for MCIL.  This 
makes s106 revenues more volatile 
than for MCIL.  There is also some 
evidence (Annex F) that commercial 
markets were slower to recover from 
the recession than the residential 
market. 

 
3.8 The two revenue streams interact.  

From 2012, MCIL payments can be 
taken as a credit against s106.  This 
does depress the s106 receipt as part 
of the forecast revenues is now 
received as MCIL. For an office in 
Central London, the reduction in s106 
payment can be a third of the total. 
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CHAPTER FOUR 

TREND AND  
PERFORMANCE  
AGAINST TARGET 
 
 
4.1 The key factor in the level of future 

MCIL receipts is the amount of 
development pipeline which is related 
to the state of the economy, the 
property markets and planning policies.  
The value of that development in CIL 
terms will be influenced by: 

 

•   the CIL regulations in force (for 
example, the Feb 2014 revisions 
reduced the scope of CIL liability); 

•   the MCIL rates, and extent of any 
reliefs / exemptions offered by the 
MCIL; 

•   the location of development, 
especially in relation to the MCIL 
rates (£20 / 35 / 50 per square 
metre); 

•   the level of tender price inflation 
(the index which is applied in 
defining actual payments). 

 
4.2 The results for the first half of 

2014/15 suggest that the total MCIL 
revenue for the financial year could be 
between £70m and £80m on a cash 
basis; the forecast in TfL’s business 
plan is for £68 million.  Beyond that 
the assumption is for a gently rising 
trend, on the basis of a stable 
development market in London and 
rising tender price inflation, there is, 
however, likely to be some volatility in 
receipts quarter by quarter.  With MCIL 
receipts still under £100 million in 
total, less than a third of the target, it 
is too early to forecast the total receipt 
by March 2019; the estimate in the TfL 
Business Plan is £451m. 

 

4.3 This contrasts with the position for 
Crossrail s106.  The original £300 
million target combined £200 million 
for Central London / Isle of Dogs / 
1km catchments, and £100 million 
from the Wood Wharf development in 
the Isle of Dogs. Cumulative receipts 
are currently £40 million, almost 
entirely from Central London with nil 
from Wood Wharf. 

 
4.4 Future s106 receipts will be affected by 

two factors: 
 

•   The shift of income to CIL as 
described above; 

•   The changed form and timing of 
Wood Wharf, possibly resulting in a 
delayed and reduced contribution 

 
4.5 The assumption in the TfL Business 

Plan is for a total of £150 million in 
s106 receipts by March 2019 plus a 
possible £25 million from the Wood 
Wharf development (£175 million in 
total). 

 
4.6    This limited information indicates the 

following conclusions: 
 

•   Only 21% of the combined 
developer contributions targets of 
£600 million has been received for 
the project so far.  (The equivalent 
percentage for another funding 
stream, the business rate 
supplement, would be over 90%). 

•   After two years MCIL revenue is 
double that of four years of s106, 
and the gap continues to widen. 
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•   On its current trend the MCIL 
revenue will exceed £300 million by 
March 2019. 

•   On current information, s106 
revenue will be well short of £300 
million by March 2019. 

•   There has been a shift of revenue 
from s106 to CIL, and the original 
breakdown is no longer 
appropriate. 

•   Combined revenues from MCIL and 
s106 may hit £600 million in March 

2019, but this depends on a stable 
property market. 

•   The next biennial review in 2016 
should have much better 
information to judge progress 
against targets.  

 

CONCLUSION  
At this stage, Mayoral CIL receipts 
are considered to be on track to 
make the target contribution 
towards the funding of Crossrail  
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CHAPTER FIVE 

THE EFFECT OF MCIL  
ON DEVELOPMENT  
ACTIVITY 
 

 

5.1 DCLG data allows comparison of the 
number of planning applications 
submitted in the two years before and 
after the MCIL was introduced on 1st 
April 2012. There are 26 London 
Boroughs with a full data set available 
over the four year period and this is 
shown in Annex D & E. These have 
been analysed applying a significance 
threshold of +/- 5%. Over the post 
MCIL two year period, and even 
allowing for the pre-MCIL introduction 
blip, there has been a significant 
increase in planning applications at 10 
authorities and a decrease in only one 
(Havering). 

 
5.2 JLL has provided a market overview 

which is presented in Annex F.  This 
offers a commentary on development 
and market activity for four key land 
uses across the capital, with the 
following headlines: 

 
Office  
Although the financial sector suffered 
heavily during the downturn, there has 
been a resurgence of demand, with 
large requirements continuing to come 
through in the City and higher rents 
being paid for the best space in the 
West End.  JLL also show an 11% 
increase in office construction starts in 
the two years post 2012, compared 
with the two years before. 

 
Retail 
London is forecast to show 18% retail 
sales growth over the next 5 years1. 

                                                 
1 Source: Oxford Economics 

Prime rents on all major West End 
shopping streets have reached record 
levels with Bond Street rents hitting a 
record high of over £1,200 per sq ft in 
the first quarter of 2014. In response 
to a lack of suitable development plots 
in the prime West End market, retail 
accommodation is often coming 
forward as part of mixed-use schemes, 
for example the expansion of Westfield 
London in Shepherd’s Bush.  

   
Hotel 
London hotel supply increased by 6.6% 
and 1.3% in 2012 and 2013 
respectively and will continue to grow 
strongly throughout 2014. 37 hotels 
with 3,305 bedrooms have already 
opened during the first nine months of 
2014 while another 22 hotels with 
2,562 bedrooms are scheduled to open 
during the remainder of the year2. 

 
Residential 
As at August 2014 house prices in 
London are 29.4% higher compared 
with two years ago. Across England & 
Wales average house prices are 10.0% 
higher now than two years ago3. The 
number of new unit starts in Greater 
London in the year to Q2 2014 was 
21,100. This was 26% higher than the 
preceding year, similar to 2006-2007 
levels and 22% higher than the 20 year 
average. The number of development 
completions in the year to Q3 2013, at 
19,100 units, was 4% higher than a 
year earlier, 11% below 2006-2007 

                                                 
2 Source: AM:PM Hotels 
3 Source: Land Registry 
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levels but 9% above the 20 year 
average. 

 
5.3 Annexes G and H provide more 

detailed information on development 
starts for Central London office and 
Greater London residential, the two key 
sectors. 

 
5.4 Development activity is cyclical and 

MCIL is only one of a number of 
factors, and a relatively minor one, 
influencing movement in the property 
market. The analysis provided above 
suggests that with planning application 
numbers up and development starts 
stable or increasing since MCIL 
introduction, development activity 
across London is not being adversely 
affected by the scale of charges 
required by MCIL.  Clearly it is not 
possible to show what would have 
happened in the absence of the MCIL, 
or to separate the MCIL from borough 
CILs effect. 

 
5.5 The MCIL rates were set on a borough 

basis in 2012, based on comparative 

borough house prices.  JLL have re-
examined the latest information to see 
if there has been any significant 
change in the relative position of 
boroughs, and therefore whether there 
could be an argument to change which 
rate is charged in any boroughs. This is 
set out within Annex I which highlights 
that there has been little movement in 
the relative order of boroughs since the 
MCIL rates were set. House prices 
themselves have risen significantly with 
a resultant increase in viability. 
Indications of increased development 
activity referred to above and the 
minimal change that has taken place in 
borough ranking is considered 
insufficient to propose a modification 
to rates which would trigger two 
consultation processes and an 
Examination. 

 
RECOMMENDATION  
The Mayoral CIL rates are, 
therefore, still considered to be 
appropriate 
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CHAPTER SIX 

AFFORDABLE  
HOUSING 
 

 
6.1 Affordable housing floorspace, whether 

brought forward by a housing 
association, local authority or by a 
developer under a section 106 
agreement, is eligible for relief from 
Mayoral and borough CIL payments.  
The level of affordable housing 
provision delivered under section 106 
agreements may nevertheless be 
affected by the MCIL rate as provision 
of this floorspace may rely on cross-
subsidy from the value generated by 
chargeable floorspace in a 
development. 

 
6.2 Mayoral and borough CIL are applied 

as defined costs on a development 
ahead of any site specific planning 
obligations, including affordable 
housing, which will remain subject to 
negotiation on the basis of viability 
testing.  The Mayoral and borough CIL 
rates therefore have a direct impact on 
the viability of a scheme and the 
availability of funds for site specific 
planning obligations.  Accordingly, the 
level of affordable housing, which is a 
principal obligation, is likely to be 
reduced where rigorous viability testing 
supports the reduction of site specific 

planning obligations to ensure 
development viability. 

 
6.3 The Mayor is keen to uphold the 

delivery of affordable housing and 
ensure that his CIL rates do not have 
an undue impact on the delivery of 
affordable housing under section 106 
agreements.  For this reason GLA data 
on affordable housing delivered under 
section 106 agreements prior to and 
during the first two years of the 
operation of Mayoral CIL has been 
examined in the context of overall 
affordable housing delivery to 
determine the extent of any impact. 

 
6.4 This data is sourced from GLA (formally 

HCA) investment programme records 
for the financial years 2008-09 to 
2013-14.  It captures those section 106 
schemes submitted by housing 
associations under GLA investment 
programmes which represent the 
majority, though not all, of those 
section 106 schemes delivered in 
London. The overall number is 
potentially better reflected by DCLG 
data based on local authority returns 
which is presented and discussed in 
Annex F & G. 
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Figure 5 S.106 affordable housing starts & completions in GLA programmes 

S106 units  2008-09 2009-10 2010-11 2011-12 2012-13 2013-14  

homes started-on-site 3,710 4,208 4,088 1,131 2,018 1,716 

homes completed 3,066 3,198 3,090 3,660 1,589 3,381 

all starts / completions 

(excl L&P) 

2008-09 2009-10 2010-11 2011-12 2012-13 2013-14  

homes started-on-site 11,382 15,629 16,328 4,093 10,092 8,709 

homes completed 11,502 12,602 12,869 16,173 8,114 8,682 

proportion 2008-09 2009-10 2010-11 2011-12 2012-13 2013-14  

s106 starts as % of total 
starts 33% 27% 25% 28% 20% 20% 

s106 comps as % of total 
comps 27% 25% 24% 23% 20% 39% 

Source: GLA 2014 

 

Figure 6 S.106 affordable housing (starts & completions) in GLA programmes 

 

Source: GLA 2014  

 

6.5 The data shows considerable variation 
in the number of section 106 and 
overall affordable homes started and 
completed each year over the period, 
together with a significant variation in 
section 106 homes as a proportion of 
overall homes delivered. This is shown 
in Figures 5 & 6. In examining this 
variation it should be noted that the 
delivery of affordable housing under 
section 106 agreements is subject to a 
variety of dynamic factors, most 
notably prevailing market conditions, 

development activity and availability of 
public subsidy under GLA (formally 
HCA) investment programmes.  There 
appears to be some relationship with 
the availability of public subsidy which 
cover the 2008-11 and 2011-15 
periods. This can give rise to 
fluctuations in development activity at 
the end / beginning of each 
programme and changes in the overall 
delivery of affordable housing reflected 
in the data shown in Figures 5 & 6. 
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6.6 The data does not reveal any obvious 
impact from the commencement of 
Mayoral CIL on 1 April 2012.  Any 
impact would first be visible in the 
number of section 106 homes started.  
The data shows a rise of 887 section 
106 homes started in the first year of 
MCIL (2012-13) followed by a fall of 
302 in the second year (2013-14).  
Section 106 homes as a proportion of 
overall affordable housing remains 
steady at 20%. 

 
6.7 It is probable, given typical 

development timescales that many of 
these units would be developed under 
planning permissions predating the 
commencement of MCIL and therefore 
any impact may not yet be visible in 
current data.  Identifying the impact 
attributable to Mayoral CIL in isolation 
on section 106 affordable housing and 
affordable housing delivery in general 
is challenging, given the prevalence of 

the dynamic factors listed above, 
especially if this impact is slight. 

 
6.8 In summary, at present the MCIL rates 

do not appear to have had any 
discernible impact on the delivery of 
affordable housing in London.  It 
should be noted, however, that as 
MCIL has only operated for just over 
two years any impact on affordable 
housing delivery may have yet to 
manifest itself in the currently available 
data and may be masked by other 
prevailing and dynamic factors.  The 
potential impact on affordable housing 
delivery should therefore continue to 
be monitored through future reviews 
when further data will be available. 

 
RECOMMENDATION  
The potential effect of Mayoral CIL 
rates on affordable housing 
delivery is not discernible at this 
stage and therefore MCIL rates 
should remain unchanged. 
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CHAPTER SEVEN 

STRATEGICALLY 
IMPORTANT  
FACILITIES 
 
 
7.1 The rationale in developing the 

charging rates for the Mayoral CIL was 
that they would be set at a modest 
level that the MCIL would not have a 
detrimental impact on the viability of 
development in London. The 
Examiner’s report on the proposed 
Mayoral CIL charge commented that 
the MCIL ‘would represent a very small 
part of the overall cost of development 
and hence would not seriously threaten 
the economic viability of development 
across London’. The data in Annex K 
shows that the subsequent Borough 
CIL (BCIL) charges have in all cases 
brought forward rates at a higher level 
than the applicable MCIL rates.   

 
7.2 The GLA and TfL have reviewed the 

Borough Preliminary Draft Charging 
Schedules (PDCS) and Draft Charging 
Schedules (DCS) as they have come 
forward. No viability evidence has 
suggested that the MCIL alone or in 
combination with any agreed BCIL 
would have an adverse viability impact 
resulting in less development.  In a 
number of cases the GLA and TfL have 
commented on borough CIL proposals 
which may have a viability effect. 

 
7.3 In preparing BCILs councils are required 

to identify infrastructure needs, 
funding gaps and develop CIL rates 
while considering the potential effects 
on the economic viability of 
development across their areas. There 
has been no indication that the 
Mayoral CIL is likely to have a 
damaging effect on boroughs’ ability 
to secure required s.106 contributions 

or will adversely affect development 
viability across London. The impact of 
CIL introduction on infrastructure 
provision in London will not be known 
until the implementation of CIL is more 
widespread. The relative funding from 
s106 is expected to reduce at the 
expense of CIL takings which, in 
combination with s106 still necessary 
as site specific mitigation, will 
potentially increase the funding 
generated for infrastructure.  Borough 
views and experience on this issue were 
sought through CIL Collection Group 
which includes all boroughs that act as 
MCIL collecting authorities. Responses 
were received from Barking & 
Dagenham and Tower Hamlets. 

 

•   Barking & Dagenham raised the 
issue of viability, and highlighted 
that they plan to offer exceptional 
circumstances relief. 

•   Tower Hamlets raised issues related 
to the SPG (concern re Isle of Dogs 
rate, and the need to reflect CIL 
Regulation changes); seeking 
clarification on differing BCIL and 
MCIL approaches to discretionary 
relief including social housing 
relief.  

 
7.4 In view of the analysis set out in the 

sections above, the CIL rates set 
initially continue to be appropriate, 
although there appears to be potential 
headroom for future change, 
particularly in respect of residential 
rates. 
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CHAPTER EIGHT 

BOROUGHS  
ANALYSIS 
 
 
8.1 At the time of writing (October 2014) 

14 London authorities have 
implemented BCILs following an 
independent Examination in Public of 
their proposed Charging Schedules. A 
further 15 authorities have published 
Draft Charging Schedules, with several 
of them being close to introducing 
BCILs.  London is clearly implementing 
the CIL regime faster than the rest of 
England, as half of councils nationally 
have yet to publish any CIL proposals. 
The map (Figure 7) illustrates current 
CIL progress across London, and Annex 
J provides more detail in respect of 
timescales. 

 
8.2 It should be noted that all 29 draft 

charging schedules published to date 
have recognised and been in 
compliance with the Mayoral CIL, as 
confirmed within Annex K. It is worth 
highlighting that, whilst there is 
variation from borough to borough: 

 

•   Residential rates across the great 
majority of London are at least 
double the applicable MCIL rates. 
There are areas within 17 boroughs 
where proposed / approved 
residential rates are at least a factor 

of five times greater than the MCIL 
rate. 

•   19 boroughs charging schedules 
include a retail rate of £100 per 
sq.m or more. 

•   Office rates tend to be the most 
modest with most BCILs having 
either borough-wide or area 
specific zero rates. Most office 
development takes place within the 
Central Activities Zone where rates 
are more significant. 

•   Hotel rates are variable with a 
handful of borough-wide zero 
rates, whereas many have rates in 
the range of £80 - 250 per sq.m. 

•   Student Housing is the land use 
that attracts some of the highest 
BCIL rates. Islington (£400 per 
sq.m), Lambeth (£215) and 
Newham (£130) are examples of 
this.       

 
8.3 Boroughs have typically developed 

finer grained BCIL rates based on the 
varying viability both spatially and by 
land use.  The analysis of borough CIL 
development set out in Annex I & J 
indicates councils across London have 
been able to bring forward and get 
approval for BCIL’s taking full account 
of the Mayoral CIL. 

 
 
 
 
 
 
 
 
 
 
 



MAYORAL COMMUNITY INFRASTRUTURE LEVY 2014 BIENNIAL REVIEW 
 

 
 

 
 

 
page 19 of 40 

 
 
Figure 7 Status of Borough CIL development across London 
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CHAPTER NINE 

INSTALMENTS 
POLICY 
 
 
9.1 Under the CIL Regulations, charging 

authorities can provide for payment by 
instalment. If no instalment policy is in 
place then payment in full is due within 
60 days after development is 
commenced.  The MCIL Instalment 
Policy took effect on 1 April 2013, 
allowing for payments over £500,000 
to be paid within an extended period of 
240 days. 

 
9.2 The regulations stipulate that should a 

borough introduce a different 
instalment policy when implementing 
their own borough CIL, then this local 
instalment policy will have precedence. 
The situation at present is that there 
are 20 Authorities within London that 
have yet to implement their borough 
CIL and are, therefore, currently 
required to collect MCIL in accordance 
with the Mayor’s instalment policy. 

  
9.3 MCIL reports / receipts provided in 

respect of MCIL collection over the first 
two years (to end June 2014) indicate 
that only 7 out of 16 developments 
(44%) eligible to pay MCIL via 
instalments have chosen to do so (see 
Annex L). 

 
9.4 Of the 14 boroughs with their BCILs in 

place, half have chosen to continue 
using the MCIL instalments approach 

or a slightly modified version involving 
higher value payments (see Annex M). 
The remaining seven boroughs have 
chosen to introduce their own BCIL 
instalment arrangements which in all 
cases allow instalment payments to be 
triggered at a lower threshold (typically 
£100k). To date (October 2014), only 
Wandsworth has seen BCIL instalment 
arrangements utilised, with 12 
developments taking advantage of the 
regime in place. 

 
9.5 In total, therefore, of the MCIL-paying 

developments over the last couple of 
years, only 19 (less than 1%) have 
been eligible to pay by instalments and 
have then chosen to do so. The 
experience in terms of instalments 
payments to date suggests that the 
MCIL approach is reasonable, and in 
any case, boroughs have the ability to 
modify and impose their chosen 
approach to instalments if local 
circumstances require.  

 

RECOMMENDATION 
On both phasing, & payments by 
instalments, the current 
arrangements will remain in place, 
and will be reviewed again in two 
years’ time. 
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CHAPTER TEN 

DISCRETIONARY  
RELIEF  

 
 

10.1 There are three types of discretionary 
relief that can be offered under the CIL 
Regulations: Charitable, Exceptional 
Circumstances, and Social Housing. 
Mandatory relief already applies in 
respect of charities and social housing 
as defined within regulations 43 and 49 
respectively. 

 
10.2 The Mayor chose not to offer any 

discretionary relief in bringing forward 
the MCIL in April 2012, as he did not 
wish to make the administration of CIL 
across London unduly complex and 
burdensome. He did, however, apply 
zero charging rates in respect of both 
education provision and medical or 
health services.  

 
10.3 Boroughs bringing forward their own 

BCILs have taken differing approaches 
to the three forms of discretionary 
relief that can be offered and these are 
tabulated in Annex N. This shows that 
most authorities have, so far, taken a 
cautious approach to discretionary 
relief with only two councils offering 
discretionary charitable relief, and four 
offering discretionary exceptional 
circumstances relief.  Only one 
borough has indicated that it has 
applied any discretionary relief. 

10.4 To date only one of the 14 authorities 
that have introduced their own 
borough CIL has decided to offer 
discretionary social housing relief 
(DSHR). This is in Wandsworth, where 
the relief offered follows the prescribed 
qualifying criteria set out in the CIL 
Regulation 49A (2).  As the relief has 
only been available since 1 October 
2014 it is too early to consider its 
operation.  

 
10.5 The Mayor might have wished to 

consider offering DSHR to support his 
housing strategy. However, as he does 
not allocate affordable housing, he is 
precluded from doing so by the form of 
words used in the CIL regulations. The 
Mayor is seeking an amendment to the 
regulations and has written to DCLG. 

 

RECOMMENDATION  

In respect of the three forms of 
discretionary relief that are 
available, there is no evidence to 
indicate that the Mayor should 
change his current approach. The 
current arrangements will remain 
in place, and will be reviewed again 
in two years’ time. 
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CHAPTER ELEVEN 
CONCLUSIONS 
 
 

FINDINGS 

 
11.1 The findings of this review are that: 
 

•   The administrative arrangements 
for MCIL are generally working 
well. 

•   The total MCIL collected in the first 
two and a half years is £86m, of 
which £62m has been generated 
over the last twelve months. 

•   Together with the Crossrail s106, 
revenues may hit a cumulative 
£600 million in March 2019, but 
this depends on a stable property 
market. 

•   The next biennial review in 2016 
would have much better 
information to judge progress 
against targets.  

•   No issues have been identified to 
suggest there is a need to change 
the Mayoral approach to 
exceptional relief or his instalment 
policy. 

•   There is no evidence that indicates 
an adverse impact on development 
across London, including affordable 
housing, as a result of the Mayoral 
CIL.  

•   Borough CILs are advancing at a 
good rate and boroughs have been 
able to develop local CIL charging 
schedules consistent with the 
MCIL. 

 
 

RECOMMENDATIONS / 
DECISIONS 

 
1)   Having considered this report, the 

Mayor believes there should be no 
revision to the current CIL rates. 

 
2)   The Mayor does not propose any 

change in respect of offering any 
of the forms of discretionary relief 
or to his approach to Instalments. 

 
3)   The Mayor instructs officers to 

carry out the next review, after a 
further two years, in 2016. 

 
4)   Instruct officers to publish this 

report & his decisions on the GLA 
website and publish in the next 
London Plan Annual Monitoring 
Report. 
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ANNEX A  

SPG EXTRACT /  
SCOPE OF MCIL REVIEW 
 

 

Extract from London Plan 
Supplementary Planning 
Guidance on the ‘use of 
planning obligations in the 
funding of Crossrail, and the 
Mayoral Community 
Infrastructure Levy’ (April 
2013) 

 
4.24  The Mayor will keep the operation of 

the CIL and the position regarding the 
funding and implementation of 
Crossrail under continual review. He 
intends to conduct biennial formal 
reviews of the working of his CIL. 
These reviews will consider in particular 
whether the CIL rates set continue to 
be appropriate, and whether there is 
evidence that would justify the Mayor 
in allowing either or both of the forms 
of discretionary relief referred to in 
paragraphs 4.12 and 4.13. He will 
publish the results of these reviews in 
the London Plan Annual Monitoring 
Report covering the relevant year, and 
any changes will be subject to public 
consultation in accordance with the CIL 
Regulations or the Mayor’s usual 
practice, as appropriate. The first of 
these reviews is likely to take place in 
2014. At the appropriate time, the 

Mayor will make announcements about 
future uses of his CIL powers.  

 
4.25  Among the issues the Mayor will 

consider in these biennial reviews will 
be the effect (if any) of his CIL rates on 
delivery of affordable housing, and he 
would encourage the boroughs to take 
a similar approach in monitoring their 
own CILs. 

 

 
Annual CIL Reporting 
requirement (as defined by 
CIL Regulation 62) 

 
Which covers: 

 

•   how much has been collected in CIL 
by the boroughs on the Mayor’s 
behalf; 

•   how much of that money has been 
spent; 

•   the items of infrastructure on which 
it has been spent (currently 
Crossrail); 

•   any amount used to repay money 
borrowed; 

•   the amount of CIL used to cover 
administrative expenses; and 

•   the amount of CIL retained at the 
end of the reported year. 
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ANNEX B 

MAYORAL CIL RECEIPTS TO DATE 
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ANNEX C 

RESPECTIVE SPG (S.106) / MCIL FUNDING FOR 
CROSSRAIL FROM DEVELOPER CONTRIBUTIONS 
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ANNEX D 

PLANNING APPLICATION NUMBERS FOR LONDON 
2010 – 2014 
GRAPHICAL REPRESENTATION 
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ANNEX F 

JLL MARKET UPDATE FOR MCIL BIENNIAL REVIEW 
(SEPT 2014) 
 
 

OFFICES 
 
F.1 Central London occupier activity 

continues to be robust in 2014 with 7.7 
million sq ft transacted up to 
September 2014.  The amount of space 
currently under offer in September 
2014 was 3.5 million sq ft, 64% higher 
than the 10 year quarterly average. 
This indicates a further surge of activity 
coming through in the final quarter of 
2014. 

 
F.2 There is a resurgence of demand from 

the financial sector, with large 
requirements continuing to come 
through in the City and higher rents 
being paid for the best space in the 
West End. The financial sector suffered 
heavily during the downturn, but the 
recent spate of large deals from the 
likes of Mizuho and China Construction 
Bank in the City, and Tudor Capital in 
the West End, indicates that occupier 
demand is now returning in line with 
the broader market. 

 
F.3 While leasing activity has been strong 

in the first half of the year, net 
absorption of space has not yet 
matched the remarkable acceleration in 
employment growth, as evidenced by 
the fact that most of the large deals 
are still being driven by consolidation 
or lease events, rather than outright 
expansion. 

 
F.4 Rents in the benchmark Mayfair and 

core City markets were stable at £105 
and £60 per sq ft respectively in the 
first half of 2014, but upward pressure 
remains expect growth is expected to 
come through in the second half of the 

year, along with reduced tenant 
incentives. Rental growth has 
continued, however, in several London 
sub-markets outside of the core. The 
eastward migration of occupiers is 
putting upward pressure on rents in 
Shoreditch and Clerkenwell, which in 
turn pushes more cost-sensitive 
occupiers to Aldgate and Whitechapel, 
supporting further growth in those 
locations.  

 
F.5 In response to tight supply, occupiers 

are starting to think about their 
options earlier than normal, as the 
pipeline of deliverable schemes for 
certain occupiers is limited. As a result, 
the West End is seeing a sharp rise in 
lettings of schemes under construction, 
with 354,000 sq ft so far this year 
compared to only 75,000 sq ft this time 
last year. 

 
F.6 In the City, vacancy rose to 7.3% in the 

second quarter of 2014, due to a spike 
in development completions including 
large schemes such as Moorgate 
Exchange, EC2 and 10 Finsbury Square, 
EC2. However, the pipeline of 
committed development is very limited 
beyond 2014 and a tightening of 
supply is anticipated over the coming 
quarters. This is largely due to a lack of 
development starts following the 
downturn and the pre-letting of 
developments under construction has 
eroded the development pipeline. 

 

RETAIL  
 
F.7 London is forecast to show 18% retail 

sales growth over the next 5 years.  
Prime rents on all major West End 
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shopping streets have reached record 
levels. Bond Street saw rents hit a 
record high of over £1,200 per sq ft in 
the first quarter of 2014. (Source: 
Oxford Economics) 

 
F.8 The weight of money targeting central 

London retail as an investment has 
increased in 2013, with UK institutions 
returning to compete with overseas 
investors.  

 
F.8 Average spend per visit in the London 

Luxury Quarter from Chinese, Qatari 
and Saudi Arabian visitors is upwards of 
£1,350. 

 
F.10 With development of Crossrail; Bond 

Street is expected to see a significant 
increase in passenger footfall by 2026. 

 
F.11 Demand for additional retail 

accommodation is in the prime West 
End market but is constrained by a lack 
of suitable development plots. Beyond 
central London retail accommodation is 
coming forward as part of mixed-use 
schemes, for example the expansion of 
Westfield London in Shepherds Bush, 
which was granted planning permission 
in May 2014 for a £1 billion extension, 
to include a 230,000 sq ft John Lewis 
department store as well as further 
retail and restaurant accommodation in 
addition to delivering circa 1,300 new 
homes.  

 

HOTELS 
 
F.12 The majority of development activity in 

2012 and 2013 was in the Budget 
sector, accounting for 53.9% and 
68.5% of total new supply respectively. 
In 2014, the Budget and 4-star 
segments are expected to show the 
largest supply growth, accounting for 
41% and 30.4% of new supply, 
followed by 5-star hotels (15.7%) and 
serviced apartments (11.7%). In the 

Budget segment, Premier Inn accounts 
for the majority of new openings while 
in the 4-star sector, independent 
operators continue to grow their 
presence in the capital. (Source: 
AM:PM Hotels) 

 
F.13 As hotel demand is expected to come 

under pressure in the short to medium 
term, it is likely that further growth in 
hotel supply will likely result in more 
challenging market conditions for 
hoteliers. In particular, this will concern 
existing stock that has not undergone 
any significant refurbishment in recent 
years and will suffer in comparison to 
newer or recently upgraded stock. 

 
F.14 London hotel supply increased 6.6% 

and 1.3% in 2012 and 2013 
respectively and will continue to grow 
strongly throughout 2014. 37 hotels 
with 3,305 bedrooms have already 
opened during the first nine months of 
2014 while another 22 hotels with 
2,562 bedrooms are scheduled to open 
during the remainder of the year, 
reflecting supply growth of 4.3% 
compared to 2013. In addition, 50 
more hotels with 6,284 bedrooms are 
currently planned to come online in 
2015, leading to further growth of 
4.6%, excluding a large number of 
hotel developments that have been put 
on hold or are speculative. (Source: 
AM:PM Hotels) 

 

RESIDENTIAL 
 
F.15 House prices in Greater London grew 

by 7.1% during the three months to 
end-August 2014. This increase was 
higher than the 3.4% average rise 
across England & Wales. This latest 
quarterly rise was higher than the 6.2% 
increase seen in the three months to 
May 2014, and the 4.4% rise in the 
preceding three month period. In the 
year to end-August 2013 house prices 
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in Greater London increased by 21.6% 
- considerably higher than the 8.4% 
average rise in England & Wales. 
(Source: Land Registry).  

 
F.16 As at August 2014, compared to two 

years ago, house prices in Greater 
London are now 29.4% higher. Across 
England & Wales, including Greater 
London, average prices are 10.0% 
higher. (Source: Land Registry). 

 

F.17 The number of new unit starts in 
Greater London in the year to Q2 2014 
was 21,100. This was 26% higher than 
the preceding year, similar to 2006-
2007 levels and 22% higher than the 
20 year average. The number of 
development completions in the year 
to Q3 2013, at 19,100 units, was 4% 
higher than a year earlier, 11% below 
2006-2007 levels but 9% above the 20 
year average. (Source: DCLG) 
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ANNEX G 

RESIDENTIAL: MARKET ANALYSIS 
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ANNEX H 

OFFICE: MARKET ANALYSIS 
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ANNEX I 

AVERAGE RESIDENTIAL HOUSE PRICES 
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ANNEX J 

BOROUGH CIL STATUS INCLUDING CHARGING 
DATES 

Borough Progress - 1st October 2014 

  Borough DCS consultation dates 

date of  
examiner’s 

report 
date BCIL  

charged from 

C
IL

 o
p

e
ra

ti
o

n
a
l 

Redbridge 10 May - 10 June 2011 09/10/2011 1st Jan 2012 

Wandsworth 24 June - 22 July 2012 23/05/2012 1st Nov 2012 

Croydon 16 Jan - 13 Feb 2012 17/12/2012 1st April 2013 

Barnet 27 July - 7 Sept 2012 12/02/2013 1st May 2013 

Brent 2 July - 3 Aug 2012 15/01/2013 1st July 2013 

Harrow 15 Nov - 20 Dec 2012 10/06/2013 1st Oct 2013 

Newham 17 Dec - 25 Jan 2013 19/07/2013 1st Jan 2014 

Merton 25 Mar - 10 May 2013 16/10/2013 1st April 2014 

Sutton 12 Nov - 10 Dec 2012 29/11/2013 1st April 2014 

Waltham Forest 29 July - 9 Sept 2013 10/01/2014 15th May 2014 

City 24 July - 3 Oct 2013 23/01/2014 1st July 2014 

Hillingdon 15 Nov - 14 Dec 2012 10/02/2014 1st Aug 2014 

Islington 28 June - 9 Aug 2013 13/03/2014 1st Sept 2014 

Lambeth 1 July - 12 Aug 2013 19/05/2014 1st Oct 2014 

Richmond 8 July - 19 Aug 2013 17/03/2014 1st Nov 2014 

Haringey 26 Apr - 14 June 2013 04/02/2014 1st Nov 2014 

Lewisham 3 Dec - 31 Jan 2013 23/01/2014 1st April 2015 

D
C

S
 C

o
n

su
lt

e
d

 o
n

 

Barking & Dagenham 14 Mar - 26 Apr 2013     

Bexley 19 Aug - 30 Sept 2013     

Camden 19 June - 31 July 2014     

Tower Hamlets 22 Apr -5 June 2013     

Southwark 14 Jan - 25 Feb 2014     

Kingston 10 Jan - 7 Mar 2014     

Hackney 15 Jan - 26 Feb 2014     

Kensington & Chelsea 21 Jan - 23 Feb 2014     

LLDC 27 May - 8 July 2014     

Greenwich 30 July - 10 Sept 2014     
Hammersmith & 
Fulham 22 Aug - 3 Oct 2014     

Hounslow 19 Sept - 19 Oct 2014     

P
D

C
S

 

co
n

su
lt

 

Westminster 19 Sept - 31 Oct 2014     

Ealing 28 Feb - 11 April 2014     

Enfield 9 June - 19 July 2013     

n
o

 C
IL

 

p
ro

p
o

sa
l 

Havering       

Bromley       
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ANNEX K 

BOROUGH CIL CHARGING RATES FOR KEY LAND 
USES 
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ANNEX L 

APPLICATION OF INSTALMENTS POLICIES 
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ANNEX M 

BCIL INSTALMENT POLICIES 
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ANNEX N 

BCIL DISCRETIONARY RELIEF 

        

        

Borough   

Reg. 44/45 
discretionary 
charitable 
relief   

Reg. 55 
exceptional 
circumstances    

Reg. 49 
discretionary 
social housing 
relief 

               
 MCIL             

               

 Redbridge             

 Wandsworth   * from 1 Nov 2012       from 1 August 2014 

 Croydon             

 Barnet       from 1 May 2013     

 Brent       from 1 July 2013     

 Harrow             

 Newham             

 Merton             

 Sutton             

 Waltham Forest       from 15 May 2014     

 City             

 Hillingdon             

 Islington             

 Lambeth   from  October 2014   from 1 October 2014     

               

 Richmond             

 Haringey             

   
       

          not currently in effect 
       in effect 
       BCIL charging imminent  

    

        * Wandsworth Discretionary Charitable Relief 
(a) where the proposed charitable development will be used to fund the provision of services to Borough residents 
(b) that charitable relief shall be given at the rate of 25% of the amount of CIL due 
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OTHER FORMATS AND LANGUAGES 
 
For a large print, Braille, disc, sign language video or audio-tape version of this document, please 
contact us at the address below: 
 
Public Liaison Unit 
Greater London Authority                                             Telephone 020 7983 4100 
City Hall                                                                        Minicom 020 7983 4458 
The Queen’s Walk www.london.gov.uk 
More London  
London SE1 2AA 
 
You will need to supply your name, your postal address and state the format and title of the 
publication you require. 
 
If you would like a summary of this document in your language, please phone the number or 
contact us at the address above. 

 
  Chinese                                                         Hindi 

  
  
 Vietnamese                                              Bengali 

  
 
 Greek                                                                                                               Urdu 

  
 Turkish                                                                                                          Arabic  

  
 Punjabi                                                     Gujarati 
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