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From: Tim Ross 
Sent: 15 August 2025 14:03
To: localplan@york.gov.uk
Cc: Eamonn Keogh
Subject: RE: Representations on behalf of Helmsley Group - City of Yorks CIL statement of 

modifications Consultation 
Attachments: CYC Revised CIL DCS Mods Consultation 2025 - Helmsley Securities Representation 

(CBRE 15.08.25).pdf; ylp2508.CIL reps.pdf

Follow Up Flag: Follow up
Flag Status: Completed

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 sir/ madam, please find the attached representations on behalf of Helmsley Group in response to the 
Council’s CIL Statement of Modifications Consultation  
 
Attached submission includes: 

1) Over arching representation prepared by O’Neill Associates  
2) Technical representation prepared by CBRE 

 
Contact details set out below and within the submission.  
 
Many thanks,  
Tim 
 
Tim Ross  
O’Neill Associates 
Chartered Town Planning Consultants 

  
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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City of York Community Infrastructure Levy Statement of Modifications Consultation 

15 August 2025 

 

Response on behalf of Helmsley Group 

 

INTRODUCTION  
i. These representations are submitted in response to:  

a. the consultation on the Statement of Modifications, Revised draft CIL 
Charging Schedule, and City of York CIL Viability Study Addendum (June 
2025) by Porter Planning Economics. 

b. they should be read in conjunction with previous representations made on 
behalf of Helmsley Group in response to the City of York Community 
Infrastructure Levy (CIL) Consultation March 2023 and January 2024. 

 
ii. This representation is supported by and should be read in conjunction with the 

Technical Representation prepared by CBRE and submitted with this 
representation. 
 

iii. Helmsley Group requests to be heard at the examination of the City of York’s CIL 
Charging Schedule, as an independent stakeholder organisation, and to be 
notified by the Council/ programme coordinator of all future events and 
proceedings. The notification should be provided to Helmsley Group, CBRE and 
O’Neill Associates.   
 

iv. The proposed £150/m² flat residential CIL rate—excluding certain strategic 
allocation sites—would be the highest in Yorkshire and the Humber. By contrast, 
other authorities adopt zone-based rates to reflect local market values: 

• Leeds: £7.55, £34.72, £67.93, or £135/m² (index-linked) 
• Sheffield: £0, £46.18, £76.97, or £123.15/m² (index-linked) 

 
v. York’s blanket rate ignores value variation and disproportionately impacts lower-

value areas, as well as sites with significant development constraints/ risk requiring 
costly mitigation. 
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vi. The CIL charging schedule should exempt conversion and extensions to existing 
buildings within the city centre to promote its regeneration, viability and vitality. 
 

vii. The CIL charging schedule should exempt all listed buildings in recognition of the 
significantly higher development costs associated with their restoration and 
redevelopment, and to incentivise their ongoing use and safeguard their future as 
a heritage asset.  
 

viii. The Council has failed to consider the effect of the proposed CIL charging schedule 
of potential Grey Belt sites, which national policy recognises as an important 
source of housing land. York is likely to depend on these sites to meet both overall 
housing and affordable housing targets. However, many Grey Belt sites delivering 
family housing with high affordable content also face substantial S106 education 
contributions—driven by child yield assumptions—which can vary significantly in 
scale. 
 

ix. When these S106 obligations are combined with a £150/m² CIL rate, the result is a 
serious threat to scheme viability, particularly for the very developments the Local 
Plan seeks to promote. 
 

x. This runs counter to the NPPF requirement to significantly boost housing 
supply. York is already falling far short of its Local Plan housing targets after more 
than a decade of undersupply. A charging schedule that imposes the highest rate 
in the region, without sensitivity-testing realistic policy and s106 contribution 
scenarios, risks suppressing both market and affordable housing delivery—
undermining the objectives of the adopted Local Plan and the One City, for All 
Council Plan (2023–2027). 
 

xi. The proposed CIL charging schedule may unintentionally discourage traditional 
residential development (C3 use) in favour of serviced apartments and short-term 
lets (C1 use) which are zero rated. This creates a financial incentive for developers 
to prioritise short-term rental developments over permanent housing, as C1 
schemes avoid both significant CIL payments and affordable housing obligations 
tied to residential projects. This shift reduces the supply of permanent and 
affordable homes, and would exacerbate local housing shortages. 
 
Local plan targets  

xii. The adopted Local Plan 2025 spans the period 2017/18 to 2032/33 — a 16-year 
framework for delivery. Policy SS1 commits York to a minimum average annual net 
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provision of 822 dwellings, ensuring at least 13,152 new homes by 2032/33. 
Crucially, it also requires that at least 45% of the city’s identified need for 9,396 
affordable dwellings is met during the plan period. This equates to 4,228 
affordable homes, or an average of 264 per year. 
 
Housing delivery 

xiii. The Council’s Annual Housing Monitoring Update (July 2025) shows that by the local 
plan’s halfway point, only 5,740 dwellings had been delivered — 836 short of the 
number needed to be on track. 

 
 

Below - Extract from the Council’s Annual Housing Monitoring Update (July 2025)  

 

 
xiv. The Council has fallen short of its local plan targets for housing delivery for many 

years which, as a direct result of the draft CIL Charging Schedule, is likely to worsen 
rather than address the existing backlog.   

 

xv. The proposed rate or rates would seriously undermine the deliverability of the 
local plan, particularly with regards to residential completions, PBSA completions, 
delivery of affordable PBSA and housing, new open space delivery, and brownfield 
first principles, amongst others. 
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Affordable Housing delivery  

xvi. The Council’s Annual Housing Monitoring Update (July 2025) paints a stark picture: 
every year since the local plan period began, affordable housing delivery has fallen 
well short of the adopted local plan target. By the plan’s halfway point, only 993 
affordable dwellings had been delivered — less than half of the 2,114 needed to 
be on track. At the current pace, York will deliver just 1,986 affordable homes by 
2032/33 — meeting only 21% of the identified need, and missing the Local Plan’s 
affordability commitment by a wide margin. This shortfall risks deepening the city’s 
housing crisis, leaving thousands of residents without access to the secure, 
affordable homes they need. 
 
Below - Extract from the Council’s Annual Housing Monitoring Update (July 2025)  

 

x. In practical terms what this means is that where a residential scheme liable for CIL 
has higher development costs that affect viability, and given that CIL is non-
negotiable, it is the section 106 requirements such as affordable housing, that will be 
negotiated down.  Delivery of affordable housing is a key objective of the emerging 
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local plan and ‘One City for all: Council Plan’ which will be severely threatened by the 
introduction of the draft CIL Charging Schedule. 
 

xi. Grey Belt sites are likely to become vital to York’s housing and affordable housing 
delivery, as recognised in national policy. CIL should not be set at a level that 
undermines their viability. 

 
xii. Current S106 education contributions—driven by high child yield assumptions—are 

highly variable (as shown in the table extract below) and, when combined with a 
£150/m² CIL rate, risk making family and affordable housing schemes unviable. 

 
xiii. The CIL evidence base must sensitivity-test realistic education contribution 

scenarios to avoid a charging schedule that inadvertently blocks the very schemes the 
Local Plan seeks to deliver. 
 
Below – Extract from City of York CIL Viability Study Addendum (June 2025) by Porter 
Planning Economics. 

 

 
xiv. The lack of sensitivity testing, particularly for potential grey belt sites is highly 

concerning and undermines the robustness of the evidence base to justify such a high 
CIL rate compared to other areas in the Yorkshire region. It is essential that the CIL 
rates are set at a level which ensures that most developments remain robustly viable 
over time as development costs change – most likely upwards.  As such CIL rates 
should not be set at a marginal viability point. It is vital for the Council to build in a 
significant degree of flexibility to ensure durability of the CIL charging schedule. 
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xv. The reality and specific context of developing in York have not been properly 

considered. This is particularly pertinent within the context of a brownfield first 
context which is the thrust of the recent national policy statements, and the Local 
Plan spatial strategy.  The majority of the city centre is located within an area of 
archaeological importance, and historic core conservation area. Both of these 
designations, and associated local plan policies increase development costs and have 
significant viability implications which are overlooked. 
 

xvi. Helmsley Group has two important schemes, that will deliver comprehensive 
regeneration of the Coney Street riverside area: 
 
1. 3 - 7 Coney Street York (reference: 23/00420/FUL & 23/00421/LBC) for Internal and 

external works to include extensions to roof to create additional storey, partial 
demolition of No.5 Coney Street to form connection to riverside and new 
shopfronts in association with redevelopment of site to create commercial, 
business and service floorspace, residential units and public realm space.  
 

2. Site Of 19 To 33 Coney Street York (reference: 22/02525/FULM & 22/02526/LBC) 
Redevelopment of 19 to 33 Coney Street, land to rear of 35 to 37 Coney Street and 
39 Coney Street to 2 Spurriergate comprising conversion of retained buildings and 
new build elements of 3 to 5 storeys to create commercial/business/service 
floorspace (use class E), purpose-built student accommodation (sui generis) and 
public realm works including riverside walkway, landscaping and access further to 
partial demolition of buildings.  

 
xvii. Both highlight the complexity of developing within York which has significant impacts 

in terms of viability. Both involve the restoration and conversion of listed buildings. 
Securing the long-term future of York’s heritage for future generations is a key 
objective of the local plan, and the NPPF. The draft CIL charging schedule would 
prevent such development because it would not be viable. Both PBSA and residential 
accommodation above shops makes an important contribution to housing supply but 
its delivery is seriously threatened by the draft CIL charging schedule.  
 

xviii. A more sophisticated approach to the proposed rates would be setting a distinct city 
centre zone given the city centre commands the high values but also is subject to 
significant development cost because it is within an area of archaeological 
importance (huge risk/ cost for developments historically and in the future), the city 
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centre is all in the historic core conservation area, the extremely high concentration 
of listed buildings, and most is high flood risk. The rest of the city commands lower 
values but lower development costs (typically). 
 

xix. Without CIL relief (e.g. ‘zero’ rated) for listed building and the conversion and upward 
extension of city centre buildings the draft CIL charging schedule threatens the 
restoration and long-term future of York’s heritage, and comprehensive regeneration 
schemes in the city centre.  
 

xx. The adopted local plan’s policy requirements for most developments, particularly 
major developments have a cumulative cost impact when taken together.  The 
Council does not appear to have fully considered how sites can also bear CIL given 
this demanding policy context. A full viability review and justifiable evidence of the 
modified policy requirements will be necessary. Policy requirements include (not 
exhaustive), the majority of which are not considered in the City of York CIL Viability 
Study Addendum (June 2025) by Porter Planning Economics. 

 
a) 75% carbon reduction aspirations – policy CC2 (modification) (this is considered 

within CIL Viability study) 
 

b) 10% Biodiversity net gain (this is considered within CIL Viability study) 
 

c) Accessible Housing Standards  (this is considered within CIL Viability study) 
 

d) Archaeology – much of the city centre is within an archaeology area of importance 
which, taken on its own, gives rise to considerable risk, delay and development 
costs 

 
e) H10(i) states: 

 
“higher rates of (affordable housing) provision will be sought where development viability 
is not compromised”.  
 

This implies that development may be subject to additional affordable housing if 
it can be viably provided, and that a viability assessment will be required for all 
applications over 5 units which will delay the determination period significantly, 
particularly given to limited capacity of the District Valuer. Policy H10 requires all 
viability assessments to be reviewed by the District Valuer. 
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f) Changes to policy H7 and the requirement for nominations agreements. 
 

g) Air Quality assessments/mitigation for all major applications 
 

h) Flood mitigation measures. Policy requires a 30% betterment for surface water 
runoff which typically requires attenuation or SuDS, and much of the city centre 
is within high flood risk area. Again, taken on its own, flood mitigation gives rise 
to considerable risk and significant additional development costs.  

 
i) Heritage policy. The vast majority of the city centre is within the York Historic Core 

Conservation Area and contains amongst the highest concentration of listed 
buildings and scheduled ancient monuments in England. These heritage 
constraints arising from national and local heritage policies, taken on their own, 
gives rise to considerable risk and significant additional development costs.   

 
j) Travel Plan obligations e.g. car clubs, free bus travel, cycle equipment 

contributions, travel plan coordinator. 
 

k) Green infrastructure/ on-site open space provision – the local plan including its 
evidence base prescribes totally undeliverable targets with regards for open 
space as part of new development and currently S106 payments are sought for 
any shortfall. Will this now be provided through CIL and does this mean no on 
site provision is required? If not, on site provision has significant viability impacts.  
 
For example, draft local plan policy G16 seeks on-site open space provision for all 
residential developments, except in exceptional circumstances or for small sites. 
The amenity open space requirement is typically around 40.5sqm per bedroom 
depending on the level of local open space deficit (by electoral ward) – this spatial 
requirements is set out in the 2017 open space & GI update - 
https://www.york.gov.uk/downloads/file/14274/open_space_and_green_infrastructure_u

pdate_2017.  

 
Cumulatively, the requirement for 40.5sqm per bedroom has significant 
implications for the viability of proposals, particularly large city centre schemes.  
A significant proportion of land within a development site would have to be given 
over to open space. This requirement does not seem to have been properly 
considered as part of the Council’s draft CIL charging schedule evidence.  

 
END 

https://urldefense.com/v3/__https:/www.york.gov.uk/downloads/file/14274/open_space_and_green_infrastructure_update_2017__;!!GnpIGg!aZc_kpI3xUDyAZrri3SlX10B6Sku77zzSX3WIm3pSLNclZwNDENw6nuHkW6dmbm9NOL1-gpa0Kz6-VdKsnfaasqM7_A$
https://urldefense.com/v3/__https:/www.york.gov.uk/downloads/file/14274/open_space_and_green_infrastructure_update_2017__;!!GnpIGg!aZc_kpI3xUDyAZrri3SlX10B6Sku77zzSX3WIm3pSLNclZwNDENw6nuHkW6dmbm9NOL1-gpa0Kz6-VdKsnfaasqM7_A$
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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
Draft Charging Schedule 
Published

01/06/2023

Nine residential housing charging zones with rates of £0 to £50 per square 
metre for Greenfield residential sites. £0 per square metre for all brownfield 
residential sites. Residential institutions and care home development rate of 
£60 per square metre for both greenfield and brownfield sites. £0 per square 
metre charge for all other uses. 

£0 per square metre for all other uses.
£0 per square metre for all other 
uses.

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 Abandoned 19/01/2021
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.

https://www.planningresource.co.uk/article/1413057
https://www.planningresource.co.uk/article/1431970
https://www.planningresource.co.uk/article/1586753
https://www.planningresource.co.uk/article/1421695
https://www.planningresource.co.uk/article/1342612
https://www.planningresource.co.uk/article/1689433
https://www.planningresource.co.uk/article/1495625
https://www.planningresource.co.uk/article/1676383
https://www.planningresource.co.uk/article/1321844
https://www.planningresource.co.uk/article/1413193
https://www.planningresource.co.uk/article/1495644
https://www.planningresource.co.uk/article/1382511
https://www.planningresource.co.uk/article/1376285
https://www.planningresource.co.uk/article/1350114
https://www.planningresource.co.uk/article/1381320


 



£/M2 STUDY

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

Last updated: 26-Jul-2025 07:30

Rebased to 3Q 2025 (403; forecast) and York ( 96; sample 20 )

MAXIMUM AGE OF RESULTS:  5 YEARS

Building function
(Maximum age of projects)

£/m² gross internal floor area

Sample
Mean Lowest Lower

quartiles
Median Upper

quartiles
Highest

New build

810.1 Estate housing

Generally (5) 1,667 774 1,380 1,643 1,843 3,346 183

Single storey (5) 1,947 1,288 1,642 1,815 2,115 3,346 31

2-storey (5) 1,615 774 1,360 1,628 1,804 2,568 148

3-storey (5) 1,446 1,116 - 1,443 - 1,782 4

810.12 Estate housing semi detached

Generally (5) 1,773 1,063 1,535 1,696 1,899 3,346 51

Single storey (5) 1,899 1,288 1,650 1,833 1,884 3,346 17

2-storey (5) 1,709 1,063 1,338 1,660 1,909 2,568 33

3-storey (5) 1,782 - - - - - 1

810.13 Estate housing terraced

Generally (5) 1,496 891 1,315 1,381 1,724 2,076 11

2-storey (5) 1,534 891 1,346 1,455 1,760 2,076 10

3-storey (5) 1,116 - - - - - 1

816. Flats (apartments)

Generally (5) 1,939 1,023 1,541 1,855 2,229 3,674 139

08-Aug-2025 09:41 © BCIS 2025 Page 1 of 2



Building function
(Maximum age of projects)

£/m² gross internal floor area

Sample
Mean Lowest Lower

quartiles
Median Upper

quartiles
Highest

1-2 storey (5) 1,929 1,023 1,539 1,890 2,298 3,399 29

3-5 storey (5) 1,919 1,031 1,541 1,820 2,146 3,674 100

6 storey or above (5) 2,167 1,448 1,845 2,304 2,475 2,899 10

856.2 Students' residences, halls of
residence, etc (5) 1,787 1,743 - - - 1,830 2

Rehabilitation/Conversion

816. Flats (apartments)

Generally (5) 2,014 393 1,149 1,205 2,477 4,843 5

1-2 storey (5) 1,205 - - - - - 1

3-5 storey (5) 2,216 393 - 1,813 - 4,843 4

08-Aug-2025 09:41 © BCIS 2025 Page 2 of 2
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 APPRAISAL SUMMARY  CBRE 
 York CIL Representations 
 Typology 17: Urban - Large - 45 Dwellings - Brownfield 
 CBRE Appraisal 

 Appraisal Summary for Phase 3 Typology 17 - CBRE Aug 25 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Sales Rate ft²  Unit Price  Gross Sales 

 Private Units  38  36,748  371.55  359,313  13,653,888 
 Social Rent  4  3,384  148.63  125,738  502,950 
 Affordable Rent  4  3,384  185.78  157,172  628,688 
 Intermediate  2  1,709  260.19  222,332  444,665 
 Totals  48  45,225  15,230,191 

 NET REALISATION  15,230,191 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  735,131 

 735,131 
 Purchaser's Costs  1.75%  12,865 

 12,865 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Build Costs: Private Units  37,995  152.48  5,793,507 
 Build Costs: Affordable Units  9,280  152.64  1,416,470 
 Totals        47,275 ft²  7,209,977 
 Contingency  5.00%  410,274 

 7,620,251 
 Other Construction 

 16no. Garages (£15k per unit)  249,555 
 Externals  10.00%  745,953 
 Abnormals  378,000 
 Building Safety Levy  30,197 

 1,403,705 
 Section 106 Costs 

 S106  397,152 
 Policy G12a  48,000 
 Policy G12: BNG  11,088 
 Policy CC1, CC2 & CC3  720,000 
 EV Charging Points  48,000 
 Cat(3)(B)  54,480 
 Cat(3)(A)  27,907 

 1,306,627 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  656,439 

 656,439 
 DISPOSAL FEES 

 Private Disposal Fees  3.00%  409,617 
 Affordable Disposal Fees            10 un  500.00 /un  5,000 

 414,617 
 FINANCE 

 Debit Rate 7.750%, Credit Rate 0.000% (Nominal) 
 Land  133,920 
 Construction  119,870 
 Other  1,566 
 Total Finance Cost  255,356 

 TOTAL COSTS  12,404,991 

 PROFIT 
 2,825,200 

 Performance Measures 
 Profit on Cost%  22.77% 
 Profit on GDV%  18.55% 
 Profit on NDV%  18.55% 



 APPRAISAL SUMMARY  CBRE 
 York CIL Representations 
 Typology 17: Urban - Large - 45 Dwellings - Brownfield 
 CBRE Appraisal 

 IRR% (without Interest)  52.78% 

 Profit Erosion (finance rate 7.750)  2 yrs 8 mths 



 DETAILED CASH FLOW  CBRE 

 York CIL Representations 
 Typology 17: Urban - Large - 45 Dwellings - Brownfield 
 CBRE Appraisal 
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 001:Aug 2025  002:Sep 2025  003:Oct 2025  004:Nov 2025  005:Dec 2025  006:Jan 2026  007:Feb 2026  008:Mar 2026  009:Apr 2026  010:May 2026 
 Monthly B/F  0  (754,587)  (774,887)  (802,750)  (908,511)  (1,104,746)  (1,383,427)  (1,736,588)  (2,155,972)  (2,633,385) 

 Revenue 
   Sale - Intermediate  0  0  0  0  0  0  0  0  0  18,528 
   Sale - Affordable Rent  0  0  0  0  0  0  0  0  0  26,195 
   Sale - Social Rent  0  0  0  0  0  0  0  0  0  20,956 
   Sale - Private Units  0  0  0  0  0  0  0  0  0  568,912 
 Disposal Costs 
   Private Disposal Fees  0  0  0  0  0  0  0  0  0  (17,067) 
   Affordable Disposal Fees  0  0  0  0  0  0  0  0  0  (208) 
 Unit Information 
   Private Units 
   Social Rent 
   Affordable Rent 
   Intermediate 
   Build Costs: Private Units 
   Build Costs: Affordable Units 
 Acquisition Costs 
   Residualised Price  (735,131)  0  0  0  0  0  0  0  0  0 
   Purchaser's Costs  (12,865)  0  0  0  0  0  0  0  0  0 
 Construction Costs 
   Con. - Build Costs: Private Units  0  0  0  (39,280)  (85,971)  (128,692)  (167,442)  (202,222)  (233,032)  (259,871) 
   Con. - Build Costs: Affordable Units  0  0  0  (9,604)  (21,019)  (31,464)  (40,938)  (49,442)  (56,975)  (63,537) 
   16no. Garages (£15k per unit)  0  0  0  (1,692)  (3,703)  (5,543)  (7,213)  (8,711)  (10,038)  (11,194) 
   Externals  0  0  0  (5,058)  (11,069)  (16,570)  (21,559)  (26,037)  (30,004)  (33,460) 
   Abnormals  0  0  0  (2,563)  (5,609)  (8,397)  (10,925)  (13,194)  (15,204)  (16,955) 
   Building Safety Levy  0  0  0  0  0  0  0  0  0  0 
   S106  (6,592)  (15,426)  (22,890)  (28,983)  (33,704)  (37,054)  (39,033)  (39,641)  (38,878)  (36,744) 
   Policy G12a  0  0  0  (325)  (712)  (1,066)  (1,387)  (1,675)  (1,931)  (2,153) 
   Policy G12: BNG  0  0  0  (75)  (165)  (246)  (320)  (387)  (446)  (497) 
   Policy CC1, CC2 & CC3  0  0  0  (4,882)  (10,684)  (15,993)  (20,809)  (25,132)  (28,961)  (32,296) 
   EV Charging Points  0  0  0  (325)  (712)  (1,066)  (1,387)  (1,675)  (1,931)  (2,153) 
   Cat(3)(B)  0  0  0  (369)  (808)  (1,210)  (1,575)  (1,902)  (2,191)  (2,444) 
   Cat(3)(A)  0  0  0  (189)  (414)  (620)  (807)  (974)  (1,123)  (1,252) 
   Contingency  0  0  0  (2,782)  (6,088)  (9,113)  (11,858)  (14,321)  (16,502)  (18,403) 
 Professional Fees 
   Professional Fees  0  0  0  (4,451)  (9,741)  (14,582)  (18,972)  (22,913)  (26,404)  (29,445) 

 Net Cash Flow Before Finance  (754,587)  (15,426)  (22,890)  (100,577)  (190,401)  (271,617)  (344,226)  (408,226)  (463,619)  106,911 
 Debit Rate 7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750% 
 Credit Rate 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 
 Finance Costs (All Sets)  0  (4,873)  (4,973)  (5,184)  (5,834)  (7,064)  (8,935)  (11,158)  (13,794)  (12,909) 
 Net Cash Flow After Finance  (754,587)  (20,300)  (27,863)  (105,761)  (196,235)  (278,681)  (353,160)  (419,384)  (477,413)  94,002 
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 001:Aug 2025  002:Sep 2025  003:Oct 2025  004:Nov 2025  005:Dec 2025  006:Jan 2026  007:Feb 2026  008:Mar 2026  009:Apr 2026  010:May 2026 
 Monthly B/F  0  (754,587)  (774,887)  (802,750)  (908,511)  (1,104,746)  (1,383,427)  (1,736,588)  (2,155,972)  (2,633,385) 

 Cumulative Net Cash Flow Monthly  (754,587)  (774,887)  (802,750)  (908,511)  (1,104,746)  (1,383,427)  (1,736,588)  (2,155,972)  (2,633,385)  (2,539,383) 
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 011:Jun 2026  012:Jul 2026  013:Aug 2026  014:Sep 2026  015:Oct 2026  016:Nov 2026  017:Dec 2026  018:Jan 2027  019:Feb 2027  020:Mar 2027  021:Apr 2027  022:May 2027 
 (2,539,383)  (2,482,867)  (2,455,477)  (2,449,035)  (2,454,828)  (2,461,149)  (2,473,162)  (2,483,439)  (2,484,734)  (2,469,978)  (2,431,604)  (2,362,223) 

 18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528 
 26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195 
 20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956 

 568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912 

 (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067) 
 (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208) 

 0  0  0  0  0  0  0  0  0  0  0  0 
 0  0  0  0  0  0  0  0  0  0  0  0 

 (282,741)  (301,639)  (316,568)  (327,526)  (334,514)  (337,531)  (336,578)  (331,655)  (322,761)  (309,898)  (293,063)  (272,259) 
 (69,128)  (73,749)  (77,398)  (80,078)  (81,786)  (82,524)  (82,291)  (81,087)  (78,913)  (75,768)  (71,652)  (66,565) 
 (12,179)  (12,993)  (13,636)  (14,108)  (14,409)  (14,539)  (14,498)  (14,286)  (13,903)  (13,349)  (12,624)  (11,728) 
 (36,405)  (38,838)  (40,760)  (42,171)  (43,071)  (43,459)  (43,337)  (42,703)  (41,558)  (39,901)  (37,734)  (35,055) 
 (18,448)  (19,681)  (20,655)  (21,370)  (21,825)  (22,022)  (21,960)  (21,639)  (21,059)  (20,219)  (19,121)  (17,764) 

 0  0  0  0  (2,323)  (2,323)  (2,323)  (2,323)  (2,323)  (2,323)  (2,323)  (2,323) 
 (33,238)  (28,361)  (22,113)  (14,494)  0  0  0  0  0  0  0  0 
 (2,343)  (2,499)  (2,623)  (2,714)  (2,771)  (2,796)  (2,789)  (2,748)  (2,674)  (2,568)  (2,428)  (2,256) 

 (541)  (577)  (606)  (627)  (640)  (646)  (644)  (635)  (618)  (593)  (561)  (521) 
 (35,138)  (37,487)  (39,342)  (40,704)  (41,572)  (41,947)  (41,829)  (41,217)  (40,112)  (38,513)  (36,421)  (33,836) 
 (2,343)  (2,499)  (2,623)  (2,714)  (2,771)  (2,796)  (2,789)  (2,748)  (2,674)  (2,568)  (2,428)  (2,256) 
 (2,659)  (2,837)  (2,977)  (3,080)  (3,146)  (3,174)  (3,165)  (3,119)  (3,035)  (2,914)  (2,756)  (2,560) 
 (1,362)  (1,453)  (1,525)  (1,578)  (1,611)  (1,626)  (1,621)  (1,598)  (1,555)  (1,493)  (1,412)  (1,311) 

 (20,023)  (21,361)  (22,418)  (23,194)  (23,689)  (23,903)  (23,835)  (23,487)  (22,857)  (21,946)  (20,754)  (19,280) 

 (32,036)  (34,178)  (35,869)  (37,111)  (37,902)  (38,244)  (38,136)  (37,578)  (36,571)  (35,113)  (33,206)  (30,849) 

 68,734  39,164  18,203  5,849  5,284  (216)  1,521  10,494  26,704  50,151  80,834  118,754 
 7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750% 
 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 

 (12,218)  (11,775)  (11,760)  (11,642)  (11,605)  (11,797)  (11,798)  (11,788)  (11,949)  (11,776)  (11,452)  (11,158) 
 56,516  27,390  6,443  (5,794)  (6,321)  (12,013)  (10,277)  (1,294)  14,755  38,374  69,381  107,596 
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 011:Jun 2026  012:Jul 2026  013:Aug 2026  014:Sep 2026  015:Oct 2026  016:Nov 2026  017:Dec 2026  018:Jan 2027  019:Feb 2027  020:Mar 2027  021:Apr 2027  022:May 2027 
 (2,539,383)  (2,482,867)  (2,455,477)  (2,449,035)  (2,454,828)  (2,461,149)  (2,473,162)  (2,483,439)  (2,484,734)  (2,469,978)  (2,431,604)  (2,362,223) 

 (2,482,867)  (2,455,477)  (2,449,035)  (2,454,828)  (2,461,149)  (2,473,162)  (2,483,439)  (2,484,734)  (2,469,978)  (2,431,604)  (2,362,223)  (2,254,627) 
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 023:Jun 2027  024:Jul 2027  025:Aug 2027  026:Sep 2027  027:Oct 2027  028:Nov 2027  029:Dec 2027  030:Jan 2028  031:Feb 2028  032:Mar 2028  033:Apr 2028 
 (2,254,627)  (2,101,107)  (1,894,136)  (1,626,338)  (1,289,891)  (877,127)  (261,378)  355,938  973,254  1,590,569  2,207,885 

 18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528  18,528 
 26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195  26,195 
 20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956  20,956 

 568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912  568,912 

 (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067)  (17,067) 
 (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208)  (208) 

 0  0  0  0  0  0  0  0  0  0  0 
 0  0  0  0  0  0  0  0  0  0  0 

 (247,484)  (218,739)  (186,023)  (149,337)  (108,681)  0  0  0  0  0  0 
 (60,508)  (53,480)  (45,481)  (36,512)  (26,572)  0  0  0  0  0  0 
 (10,660)  (9,422)  (8,013)  (6,433)  (4,681)  0  0  0  0  0  0 
 (31,865)  (28,164)  (23,952)  (19,228)  (13,993)  0  0  0  0  0  0 
 (16,147)  (14,272)  (12,137)  (9,744)  (7,091)  0  0  0  0  0  0 
 (2,323)  (2,323)  (2,323)  (2,323)  (2,323)  0  0  0  0  0  0 

 0  0  0  0  0  0  0  0  0  0  0 
 (2,050)  (1,812)  (1,541)  (1,237)  (900)  0  0  0  0  0  0 

 (474)  (419)  (356)  (286)  (208)  0  0  0  0  0  0 
 (30,757)  (27,184)  (23,118)  (18,559)  (13,507)  0  0  0  0  0  0 
 (2,050)  (1,812)  (1,541)  (1,237)  (900)  0  0  0  0  0  0 
 (2,327)  (2,057)  (1,749)  (1,404)  (1,022)  0  0  0  0  0  0 
 (1,192)  (1,054)  (896)  (719)  (524)  0  0  0  0  0  0 

 (17,526)  (15,490)  (13,173)  (10,576)  (7,696)  0  0  0  0  0  0 

 (28,041)  (24,784)  (21,078)  (16,921)  (12,314)  0  0  0  0  0  0 

 163,910  216,303  275,933  342,799  416,902  617,316  617,316  617,316  617,316  617,316  617,316 
 7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750%  7.750% 
 0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000%  0.000% 

 (10,391)  (9,332)  (8,135)  (6,352)  (4,139)  (1,566)  0  0  0  0  0 
 153,520  206,971  267,799  336,447  412,764  615,749  617,316  617,316  617,316  617,316  617,316 
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 023:Jun 2027  024:Jul 2027  025:Aug 2027  026:Sep 2027  027:Oct 2027  028:Nov 2027  029:Dec 2027  030:Jan 2028  031:Feb 2028  032:Mar 2028  033:Apr 2028 
 (2,254,627)  (2,101,107)  (1,894,136)  (1,626,338)  (1,289,891)  (877,127)  (261,378)  355,938  973,254  1,590,569  2,207,885 

 (2,101,107)  (1,894,136)  (1,626,338)  (1,289,891)  (877,127)  (261,378)  355,938  973,254  1,590,569  2,207,885  2,825,200 
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