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From:
Sent: 31 January 2024 17:59
To: localplan@york.gov.uk
Subject: CIL Charging Schedule and Sensitivity Test: Representations by Gregory Property 

Group
Attachments: CYC Revised CIL DCS Consultation 2024 - Gregory Property Group (CBRE 

31.01.24).pdf; Yfir2401.cli.gh.pdf

This email originated from outside of the organisation. Do not click links or open attachments unless you recognise 
the sender and know the content is safe. 

Dear Local Plans, 
 
On behalf of the Gregory property Group, I am a aching a copy of our representa ons on the CIL Charging Schedule 
and Sensi vity Test which is currently out to consulta on.  
 
The representa ons comprise: 

 Covering le er from O’Neill Associates 
 Technical Report from CBRE 

 
We look forward to hearing from you regarding the next stage of the consulta on process 
 
Regards 
 

 

O’Neill Associates 
Lancaster House | James Nicolson Link | Clifton | York YO30 4GR | 01904 692313  
www.oneill-associates.co.uk 
This email may contain confidential information  It is intended for the recipient only  If an addressing error has misdirected  
this email, please notify us – if you are not the intended recipient you must not use, disclose, copy, print or rely on its contents   
O’Neill Associates do not accept any liability for viruses  O’Neill Planning Associates Limited Registration Number 4604201 
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Strategic Planning Policy Team 

City of York Council 

West Offices 

Station Rise 

York 

YO1 6GA 

 

Our ref: Yfir2401.cli.gh 

Date:   31 January 2024 

Email:    

 

Dear Sir / Madam 

 

CONSULTATION ON THE REVISED COMMUNITY INFRASTRUCTURE LEVY DRAFT 

CHARGING SCHEDULE FOR THE CITY OF YORK: RESPONSE ON BEHALF OF THE GREGORY 

PROPERTY GROUP 

 
Introduction 

 

These representations are submitted on behalf of the Gregory Property Group. They relate 

to City of York Council’s consultation on the revised Community Infrastructure Levy Draft 

Charging Schedule (as amended on the 21 December 2023), the CIL Sensitivity Test Viability 

Report (November 2023) and the Errata Addendum (21 December 2023).  

 

A copy of this letter along with the enclosed Technical Representation prepared by CBRE 

(January 2024) has been sent via email to localplan@york.gov.uk. Our contact details are 

provided within the footer and we hereby accept the privacy policy as set out in the Council’s 

Consultation Privacy Notice. At the outset, we would like to set out our request to be notified 

about: 

1. The submission of the CIL Draft Charging Schedule to the Examiner in 

accordance with Section 212 of the Planning Act 2008;  

2. the publication of the recommendations of the Examiner and the reasons for 

those recommendations; and  

3. the adoption of the charging schedule by the charging authority. 

 

In accordance with Regulation 21 of the CIL Regulations 2010 we also wish to exercise our 

right to be heard by the examiner either as a consortium or as an independent stakeholder 

organisation. 

 

Representations 

 

The Gregory Property Group is a well-established developer in North Yorkshire, working 

across a range of property sectors including commercial and industrial developments, 

residential use and PBSA, retail and leisure. They are currently promoting the redevelopment 

of land at 15 Foss Islands Road (ref: 23/01647/FULM) for student housing, comprising 133 

no. bedspaces with access, car parking and landscaping.  

 



           

 

The application is a resubmission of previous application 22/01795/FULM, which proposed 

a similar level of development but was refused for 2 reasons, the second of which related to 

the limited room sizes within the development (min 20 sqm), a lack of communal space on 

all levels, under-provision of lifts (1) and the number of accessible car parking spaces. The 

revised proposals have sought to address the development management issues but as a 

knock on effect, the efficiency of the building (net to gross useable area) has been reduced. 

In addition, a contribution towards affordable housing of circa £800,000 has been requested 

by the Council in accordance with the formula set out in Draft Local Plan Policy H7. This was 

not included within the Heads of Terms for the refused application and a combination of 

these two factors would make the scheme unviable. 

 

Our client’s experience at 15 Foss Islands Road offers a real time example of the impact of 

policy H7 on the viability of off-campus PBSA. The introduction of a mandatory CIL charging 

regime for this form of development would only further threaten the viability of the scheme. 

In our view, the impact of the proposed charge being rolled out across the local authority 

area would be to either:  

1. inhibit the development of PBSA for which there is a recognised and long- 

established need in the City; or  

2. compromise the contributions to affordable housing sought through Draft Policy H7 

as the only negotiable element of the financial obligations to be imposed on PBSA 

development.      

 

In setting CIL rates, a charging authority must aim to strike an appropriate balance between 

the level of funding required to support the development of its area and the potential effects 

of the imposition of CIL on the economic viability of development. To achieve this for 

purpose built student accommodation (off-campus), it is considered that the CIL rates should 

be reduced to £0/m². This is based on Gregory’s own experience along with the modelling 

undertaken by CBRE in their enclosed technical representation. The report concludes that:  

 

“if correcting the errors identified in PPE’s evidence…….there is no financial viability 

headroom in the current market for PBSA typologies to either meet the costs of the 

affordable housing OSFC sought via Policy H7 (as modified) or CIL”  

 

Upon this basis, the Gregory Property Group objects to the proposed changes in the 

Community Infrastructure Levy Draft Charging Schedule (as amended on the 21 December 

2023) for off-campus Purpose Built Student Accommodation. They also challenge the 

evidence provided in the CIL Sensitivity Test Viability Report (November 2023) and its 

associated Errata Addendum (December 2023).  

 

We would be grateful if you could consider these representations as part of the current 

consultation process and look forward to hearing from you regarding the next steps. 

 

 Yours sincerely 
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https://www.gov.uk/government/consultations/building-safety-levy-technical-consultation?utm_medium=email&utm_campaign=govuk-notifications-topic&utm_source=a5093222-a03d-44be-baf1-04a3e1bbf108&utm_content=daily
https://www.gov.uk/government/consultations/building-safety-levy-technical-consultation?utm_medium=email&utm_campaign=govuk-notifications-topic&utm_source=a5093222-a03d-44be-baf1-04a3e1bbf108&utm_content=daily


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



                        



                        



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 



 



 



Local Authority CIL status Date Residential Charges Retail/Commercial Charges Others

Barnsley
Draft Charging Schedule 
Published

17/10/2016
Four large residential charging zones with rates of £80, £50, £10, and £0 per 
square metre. Four small residential charging zones with rates of £80, £50, 
£30, and £0 per square metre.

Retail developments (A1) will be charged £70 per square metre. No charge for all other uses.

Bradford Adopted 21/03/2017
Four residential development charging zones with rates of £100, £50, £20 
and £0 per square metre. No charge for specialist older persons housing.

Two retail warehouse development charging zones with rates of £85 and £0 
per square metre. Large scale supermarket developments will be charged 
£50 per square metre.

No charge for all other uses.

Calderdale Charging Schedule Submitted 11/01/2019

Six residential housing charging zones with rates of £85, £40, £25, £10, £5 
and £0 per square metre. Two residential institutions and care home 
development charging zones with rates of £360 and £60 per square metre. 
Hotel developments will be charged at £60 per square metre.

Large convenience retail developments will be charged £45 per square 
metre. Retail warehouse developments will be charged at £100 per square 
metre.

All other chargebale uses will be 
charged £5 per square metre.

East Riding of Yorkshire
Draft Charging Schedule 
Published

23/01/2017
Five residential development charging zones with rates of £90, £60, £20, £10 
and £0 per square metre.

Retail warehouse developments will be charged £75 per square metre. No charge for all other uses.

Hambleton Adopted 17/03/2015
Private market housing (excluding apartments) will be charged £55 per 
square metre.

Retail warehouses are to be charged £40 per square metre. Supermarkets are 
to be charged £90 per square metre.

No charge for all other uses.

Harrogate Adopted 08/07/2020

Small scale residential developments will be charged £50 per square metre. 
Two charging zones for all other residential developments with rates of £50 
and £0 per square metre. Two sheltered housing development charging 
zones with rates of £60 and £40 per square metre.

Three retail development charging zones for shops with rates of £120, £40 
and £0 per square metre. Large supermarket and retail warehouse 
developments will be charged £120 per square metre. Small supermarkets will 
be charged £40 per square metre. Distribution developments will be charged 
£20 per square metre.

No charge for all other uses.

Hull Adopted 23/01/2018
Two residential housing development charging zones with rates of £60 and 
£0 per square metre. Residential apartment developments will be charged £0 
per square metre.

Large scale supermarket developments will be charged £50 per square 
metre. Small scale supermarket developments will be charged £5 per square 
metre. Retail warehouse developments will be charged £25 per square metre.

No charge for all other uses.

Kirklees Examination Report Published 10/01/2020
Four residential charging zones with rates of £80,£20, £5 and £0 per square 
metre.

No charge for all commercial or industrial uses. No charge for all other uses.

Leeds Adopted 12/11/2014
Four residential charging zones with rates of £5, £23, £45 and £90 per square 
metre.

Two charging zones for supermarket developments with rates of £110 and 
£175 per square metre. Two charging zones for large comparison retail with 
rates of £35 and £55 per square metre. City centre offices will be charged 
£35 per square metre.

Publicly funded or not for profit 
developments will not be charged 
CIL. All other uses will be charged 
£5 per square metre.

Richmondshire
Preliminary Draft Charging 
Schedule Published

24/10/2016
Three residential development charging zones with rates of £120, £50 and £0 
per square metre.

Supermarket developments will be charged £120 per square metre. Retail 
warehouse developments will be charged £60 per square metre. 
Neighbourhood convenience retail developments will be charged £60 per 
square metre.

No charge for all other uses.

Rotherham Adopted 07/12/2016
Three residential charging zones with rates of £55, £30 and £15 per square 
metre. Retirement living developments will be charged £20 per square metre.

Large scale supermarket developments will be charged £60 per square 
metre. Large scale retail warehouse and retail park developments will be 
charged £30 per square metre.

No charge for all other uses.

Ryedale Adopted 14/01/2016
Two residential charging zones with rates of £85 and £45 per square metre. 
No charge for apartment developments.

Supermarkets will be charged £120 per square metre. Retail warehouses will 
be charged £60 per square metre.

No charge for all other uses.

Selby Adopted 03/12/2015
Three residential charging zones with rates of £50, £35 and £10 per square 
metre.

Supermarkets will be charged £110 per square metre. Retail warehouses will 
be charged £60 per square metre.

No charge for all other uses.

Sheffield Adopted 03/06/2015

Four residential (C3 and C4) charging zones with rates of £80, £50, £30 and 
£0 per square metre. Hotel developments will be charged £40 per square 
metre. Student accommodation developments will be charged £30 per square 
metre.

Large retail developments are to be charged £60 per square metre. Three 
retail development (A1) charging zones with rates of £60, £30 and £0 per 
square metre.

No charge for all other uses.

Wakefield Adopted 20/01/2016
Three residential charging zones with rates of £55, £20 and £0 per square 
metre.

Large supermarkets will be charged £103 per square metre. Retail warehouse 
developments will be charged £89 per square metre.

No charge for all other uses.
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Knight Frank Intelligence

S E C TOR   JAN -23 AUG-23 S E P T-23 OCT-23 NOV -23 DE C -23 JAN -24
1  M ONTH 

CHANGE

M ARKE T 

S E NTIM E NT

Student Property

Prime London - Direct Let 3.75% - 4.00% 4.00% - 4.25% 4.00% - 4.25% 4.25% 4.25% 4.25% 4.25% STABLE

Prime Regional - Direct Let 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% STABLE

Prime London - 25 yr lease, Annual RPI 4.00% - 4.25% 4.00% 4.00% + 4.00% + 4.25% 4.25% + 4.25% + NEGATIVE

Prime Regional - 25 yr lease, Annual RPI 4.25% - 4.50% 4.25% 4.25% - 4.50% 4.25% - 4.50% 4.50% 4.50% + 4.50% + NEGATIVE

Co-Living
Prime London 4.00% 4.00% + 4.00% + 4.25% 4.25% 4.25% 4.25% STABLE

Prime Regional 4.75% 4.75% + 4.75% + 5.00% 5.00% 5.00% 5.00% STABLE

Build to Rent

Zone 1 London Prime 3.25% + 3.60% 3.75% 3.75% + 3.90% 3.90% 3.90% STABLE

Zone 2 London Prime 3.25% - 3.50% 3.80% 3.90% 4.00% 4.00% + 4.00% + 4.00% + STABLE

Zones 3-4 London Prime 3.5% + 3.90% 4.00% 4.00% + 4.15% + 4.15% + 4.15% + STABLE

Greater London Prime 3.75% + 4.00% - 4.10% 4.10% 4.10% + 4.25% + 4.25% + 4.25% + STABLE

South East Prime 3.75% - 4.00% 4.00% - 4.10% 4.10% 4.10% + 4.25% + 4.25% + 4.25% + STABLE

Tier 1 Regional Cities 4.00% 4.20% 4.25% 4.35% 4.50% - 4.50% 4.50% STABLE

Tier 2 Regional Cities 4.25% - 4.50% 4.50% 4.50% + 4.65% 4.75% + 4.75% + 4.75% + STABLE

South East – Single Family Housing 3.75% + 3.75% - 4.00% 4.00% 4.00% + 4.00% + 4.00% + 4.00% + STABLE

Regional – Single Family Housing 4.00% - 4.25% 4.25% + 4.50% 4.50% + 4.50% + 4.50% + 4.50% + STABLE

Seniors Housing Prime South East 5.25% + 5.25% + 5.25% + 5.25% + 5.25% + 5.25% + 5.25% + STABLE

Yields are reflective of income-focussed transactions of prime, stabilised institutional-grade assets. Yields are provided on a Net Initial Yield (NIY) basis assuming a rack rented property.

Your partners in property.

Prime Yield Guide – January 2024 This yield guide is for indicative purposes only 

and was prepared on 11th January 2024.



Knight Frank Research provides strategic advice, consultancy services and forecasting to a wide range of clients worldwide including developers, investors, 

funding organisations, corporate institutions and the public sector. All our clients recognise the need for expert independent advice customised to their specific 

needs. Important Notice:© Knight Frank LLP 2023. This report is published for general information only and not to be relied upon in any way. Although high 

standards have been used in the preparation of the information, analysis, views and projections presented in this report, no responsibility or liability whatsoever 

can be accepted by Knight Frank LLP for any loss or damage resultant from any use of, reliance on or reference to the contents of this document. As a general 

report, this material does not necessarily represent the view of Knight Frank LLP in relation to particular properties or projects. Reproduction of this report in 

whole or in part is not allowed without prior written approval of Knight Frank LLP to the form and content within which it appears. Knight Frank LLP is a limited 

liability partnership registered in England with registered number OC305934. Our registered office is 55 Baker Street, London, W1U BAN, where you may look 

at a list of members' names.

We like questions. If you would like some property advice , or want more information about our research, we would love to 
hear from you. 

K E Y  C O N T A C T S  V A L U A T I O N S  /  R E S E A R C HK E Y  R E S E A R C H

Knight Frank Research 

Reports are available at 

knightfrank.com/research

K E Y  C O N T A C T S  C A P I T A L  A D V I S O R Y

David Shapland

Partner – Valuation & Advisory - Head of Build to Rent

+44 20 7861 5455

David.Shapland@KnightFrank.com

Knight Frank Intelligence

Sarah Jones

Partner – Valuation & Advisory – Student Property

+44 20 7861 1277

Sarah.Jones@KnightFrank.com

Oliver Knight

Partner – Research - Head of Residential Development

+44 20 7861 5134

Oliver.Knight@KnightFrank.com

Kitty De Conto

Associate  – Valuation & Advisory – Build to Rent

+44 20 7861 1652

Kitty.DeConto@knightfrank.com

Neil Armstrong

Partner – Valuation & Advisory - Head of Student

+44 20 7861 5332

Neil.Armstrong@KnightFrank.com

Peter Youngs

Partner – Valuation & Advisory - Head of Seniors 

Housing

+44 20 7861 1656

Peter.Youngs@KnightFrank.com

K n i g h t  F r a n k  V & A

D i d  y o u  k n o w

In addition to valuing assets in the main property sectors and 

having award winning teams in the Healthcare, Student and 

Automotive sectors, Knight Frank also has expertise in :

• Waste and Energy
• Infrastructure
• Garden Centres
• Film Studios
• Serviced Offices
• Data Centres

• Life Sciences
• Income Strips
• Ground Rents
• Trading assets
• Expert Witness
• IPOs

Prime Yield Guide – January 2024

Lisa Attenborough

Partner – KFCA - Head 

of Debt Advisory

+44 20 3909 6846

Lisa.Attenborough

@KnightFrank.com

Emma Winning

Partner – KFCA - Head 

of Equity Advisory

+44 20 7861 1509

Emma.Winning

@KnightFrank.com

Josephine Jones

Partner – KFCA –

Strategic Capital

+44 207 861 1027

Josephine.Jones

@KnightFrank.com

C L I C K  T O  

D O W N L O A D  P B S A  

C L I C K  T O  

D O W N L O A D  B T R  

Knight Frank Research looks at the latest investment and 

development trends in the UK Student & BTR sector in Q3 2023

This yield guide is for indicative purposes only 

and was prepared on 11th January 2024.
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£/M2 STUDY

Description: Rate per m2 gross internal floor area for the building Cost including prelims.

Last updated: 13-Jan-2024 07:26

Rebased to 1Q 2024 (389; forecast) and York ( 98; sample 19 )

MAXIMUM AGE OF RESULTS:  DEFAULT PERIOD

Building function
(Maximum age of projects)

£/m² gross internal floor area

Sample
Mean Lowest Lower

quartiles Median Upper
quartiles Highest

New build

816. Flats (apartments)

Generally (15) 1,748 865 1,451 1,645 1,976 5,925 828

1-2 storey (15) 1,649 1,007 1,386 1,561 1,842 3,419 173

3-5 storey (15) 1,725 865 1,443 1,638 1,943 3,616 554

6 storey or above (15) 2,057 1,255 1,667 1,935 2,232 5,925 98

856.2 Students' residences, halls of
residence, etc (15) 2,190 1,260 1,963 2,211 2,437 3,582 52

16-Jan-2024 10:40 © BCIS 2024 Page 1 of 1



CBRE ©2024 All Rights Reserved. All information included in this proposal pertaining to CBRE—including but not limited to its operations, employees, technology and clients—are proprietary and confidential, 
and are supplied with the understanding that they will be held in confidence and not disclosed to third parties without the prior written consent of CBRE. This letter/proposal is intended solely as a 
preliminary expression of general intentions and is to be used for discussion purposes only. The parties intend that neither shall have any contractual obligations to the other with respect to the matters 
referred herein unless and until a definitive agreement has been fully executed and delivered by the parties. The parties agree that this letter/proposal is not intended to create any agreement or obligation 
by either party to negotiate a definitive lease/purchase and sale agreement and imposes no duty whatsoever on either party to continue negotiations, including without limitation any obligation to negotiate 
in good faith or in any way other than at arm’s length. Prior to delivery of a definitive executed agreement, and without any liability to the other party, either party may (1) propose different terms from those 
summarized herein, (2) enter into negotiations with other parties and/or (3) unilaterally terminate all negotiations with the other party hereto. CBRE and the CBRE logo are service marks of CBRE, Inc. All 
other marks displayed on this document are the property of their respective owners, and the use of such logos does not imply any affiliation with or endorsement of CBRE. 




