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Sent: 27 March 2023 20:09
To: localplan@york.gov.uk
Cc:
Subject: Local plan Modifications
Attachments: Local plan revised policy H7obo ysju_uoy_abc  Lo res.pdf; Local plan revised policy 

H7obo ysju_uoy_abc.pdf; Mods Reps MM3.1 to MM3.5 an MM5.4 SUBMIT.pdf; 
Mods Reps MM5.3 Policy H1 SUBMIT.pdf; Mods Reps MM5.21; MM5.22 Policy H10 
SUBMIT.pdf; Mods Reps MM10.3 SUBMIT.pdf; PMM31 Askham Bryan College.pdf; 
ylp2303.mods reps.H7v3combined.pdf; yspr2303.mods reps.pdf
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Dear Sirs, 
 
 
We have today submitted several representations on behalf of various clients using the Councils online 
consultation portal. However, for the avoidance of any doubt, and in the event of any technical issues, we attach 
copies of the representations submitted via the consultation portal. 
 
Should you have any queries please get back to me. 
 
Kind regards 
 
Eamonn 
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Eamonn Keogh |  
Lancaster House | James Nicolson Link | Clifton | York YO30 4GR | 01904 692313  
www.oneill-associates.co.uk 
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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 Local Plan Modifications Consultation 27 March 2023 

Response on behalf of Helmsley Group and Foss Argo Developments Limited  

Consolidated Main Modifications January 2023: Modification Refs. MM5.17 and MM5.18  

Policy H7: Off Campus Purpose Built Student Housing 

 

1) INTRODUCTION 
 
1.1 These representations are made on behalf of Helmsley Group and Foss Argo 

Developments Limited in response to the City of York Local Plan Modifications 
Consultation March 2023.  Specifically, the representations relate to modification 
refs. MM5.17, MM5.18 of the Consolidated Main Modifications January 2023, and 
EX/CYC/107/3 - Student Housing Policy H7 Note August 2022 
 

1.2 The representation is supported by and should be read in conjunction with the 
Technical Representation prepared by CBRE and submitted with this 
representation. 
 

1.3 Modification MM5.17 relates to Policy H7: Off Campus Purpose Built Student 
Housing.  Modification MM5.18 relates to modification of the Explanation text in 
§5.47.  EX/CYC/107/3 - Student Housing Policy H7 Note August 2022 provides the 
evidence base to justify the requirement for affordable housing contributions.  
 

1.4 Student housing was included in the Examination in Public Phase 3 Matter 3 in July 
2022.  Since that discussion a significant number of modifications to policy H7 and 
explanatory text are proposed, particularly focusing the policy for off campus 
provision only, and a requirement for affordable housing contributions.  

 
2) DETAILED REPRESENTATIONS 
 

The need for independent PBSA providers  
2.1 Private PBSA plays a vital role in meeting student housing needs in York, 

independent of the Universities. The first paragraph of policy H7 acknowledges this 
“in assessing need, consideration will be given to off campus provision and the capacity 
of independent providers of bespoke student housing in the city”  
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2.2 The need for PBSA within York is undisputed by all parties, including the Council. 

The need derives from the growth of both York St John University and the 
University of York, as well as meeting the needs of existing student numbers. The 
Council has accepted that there is current need, due to a persistent deficit of 
provision in recent years, and a need to provide for future growth in student 
numbers, in its determination of a number of recent planning permissions through 
the application e.g. Mecca Bingo, Fishergate YO10 4AR21/01605/FULM dated 25 
April 2022 (275 units); Alton Cars, James Street, YO10 3WW 22/00367/FULM dated 
9 May 2022 (303 units), amongst others.  

 
2.3 Student housing need is met through a combination of university accommodation, 

HMOs, the private PBSA sector, students living in their own permanent home, 
rented or owned, and some stay in the parental home. The choice is mainly down 
to economic, social and geographical reasons.  

 
2.4 Evidentially, private PBSA already plays an important role in meeting student 

housing need, and the importance of private PBSA is likely to increase given the 
growth in student numbers. However, whilst the University of York is continuing to 
build accommodation for its students, and draft local plan Policy ED1 and ED4 
promotes the provision of on-site accommodation for the University of York, 
accepting that student housing for York St John University will need to be provided 
off-campus, there is significant demand from students to live off-campus and not 
within university-controlled accommodation, particularly after their first year.  

 
2.5 In York, the future supply of HMO’s to provide for the growth in student numbers 

is restricted by:  
• draft local plan policy H8 which seeks to control the density of HMOs in any 

street or neighbourhood for the benefit of existing residents;  
• the Article 4 direction covering the whole urban area of York removing 

permitted development rights that allow dwellings to convert to HMOs; and  
• competition from holiday lets which are often more lucrative for landlords and 

face fewer planning constraints since, in most instances, holiday lets remain as 
a C3 use class.  

 
2.6 Provided there is sufficient land identified to meet need, private PBSA plus on-

campus accommodation may reduce the need for further HMOs, which typically 
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remove family homes from the housing stock which is contrary to local plan 
objectives.  These factors are likely to compound the persistent deficit of provision 
of PBSA in recent years for existing and future student numbers.  

 
2.7 MM5.17 has the effect of binding private PBSA providers to universities through 

the requirement for nomination agreements, effectively making them 
development partners.  

 
Nomination Agreements  

2.8 It is understood that nominations agreements are unworkable in York.  Our clients 
have been unable to agree such terms with education providers in the past. 
Nomination agreements or similar contractual arrangements are commercially 
sensitive, and require the education provider to assume some of the risk of 
independent providers, and may not be willing to enter into them therefore. The 
requirement for nominations agreements as part of MM5.18 therefore presents a 
profound risk to sites coming forward for PBSA, for which there is a current and 
growing need for in York.   

 
2.9 In any case, H7(iii) is unnecessary given it effectively duplicates the requirement of 

H7(i) to demonstrate need. An appropriately worded planning condition can be 
used to secure occupation by students akin to the use of agricultural worker 
occupation conditions. Such a condition would meet the tests given need will have 
been demonstrated to satisfy H7(i). This removes the requirement for third party 
involvement in the planning process which puts development at risk of delivery.  

 
Affordable housing contributions 

12.10 MM5.17 and MM5.18 are reliant on EX/CYC/107/3. The Council itself, has effectively 
superseded EX/CYC/107/3 when it published its CIL viability study (CVS). 
EX/CYC/107/3 is out of date and cannot be relied upon therefore. As such MM5.17 
and MM5.18 render the local plan unjustified, ineffective and unsound. The CVS is 
also considered by CBRE as part of the evidence submitted in response to this 
consultation, and the CVS is itself outdated and misrepresentative of current 
market conditions. Notwithstanding it is EX/CYC/107/3 that forms part of the local 
plan evidence base, and is the subject of this consultation not the CVS. Through 
the publication of the CVS, the Council itself, accepts that EX/CYC/107/3 is 
unreliable and outdated.  
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12.11 Notwithstanding, as a point of principle, if there is any viability headroom from 
purpose-built student accommodation (PBSA) this should be retained for 
affordable student accommodation for which there is an identified need, as set out 
below. The plan is not positively prepared in this regard.  Affordable housing need 
should be met through an appropriate level of housing allocations to provide the 
certainty of housing deliverability required by the NPPF, and local plan targets. 

 
12.12 Students are being significantly affected by the rise in the cost of living as are 

households. A survey for the Russell Group Students’ Union published in March 
2023 pinpointed the problems experienced by students, (Report appended to this 
representation).  In data taken from 8,800 responses the report found: - 
 

• 94% of students are concerned about cost-of-living crisis 
• 1 in 5 are considering dropping out 
• 1 in 4 are regularly going without food and necessities 
• Maintenance loans have been frozen. University leaders say Government 

forecasts have been inaccurate in each year since 2020-21 and with no 
mechanism in place to correct for inflation.  This means “significant real-
terms cut” has been baked into the system. 

 
12.13 Those from lower income families are severely impacted. 

 

 
 

12.14 The proposed affordable housing contribution formula in MM5.17 is invalid 
because it has not been demonstrated that PBSA can support the level of 
affordable housing contributions required, and any affordable housing 
contribution will directly take away the ability of developers with or without the 
Universities involvement from providing affordable student bedrooms.    
 
Viability  
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12.15 The proposed obligation to contribute to affordable housing currently equates to 
£7k/bed.  This obligation would necessarily be recouped from rental charges. Since 
rent is a significant proportion of expenditure for students, this would have a major 
impact on students. 

 
12.16 EX/CYC/107/3 prepared by Porter Planning Economics, is unreliable and 

fundamentally flawed and has been superseded by the Council’s CIL evidence 
which is also subject to consultation. Even based on the Council’s CIL viability study 
prepared by Porter Planning Economics, the CBRE evidence submitted as part of 
these representations demonstrates that there is insufficient viability headroom 
for PBSA to make contributions towards affordable housing. NPPF (2012) 173. 
States that “Pursuing sustainable development requires careful attention to viability 
and costs in plan-making and decision-taking. Plans should be deliverable.”  
 
Vacant building credit (VBC) 

12.17 To ensure consistency with draft local plan policy H10, the NPPF, and to support 
the re-use of brownfield land, where vacant buildings are being reused or 
redeveloped, any affordable housing and affordable student housing contribution 
due should be reduced by a proportionate amount. The policy being upheld by the 
Court of Appeal in West Berkshire v SoSCLG6, in July 2018, VBC was included in 
NPPF §63 and is retained in NPPF (July 2021) §64.  

 
Flexibility within policy H7  

12.18 The Council accept that there is a strategic need to provide purpose-built 
accommodation within the city. However, the policy must endure for the plan 
period and needs to be sufficiently flexible. Need will vary over the Plan period with 
changes in higher education providers’ estate and expansion plans, availability of 
appropriate sites, and changes in Government policy that affect their growth and 
funding.  

 
12.19 Furthermore, Student housing will need to be available flexibly 365 days of the year 

to provide for these other modes of learning delivery and new markets e.g. deliver 
modules flexibly via short courses and CPD programmes. Delivery of CPD 
programmes will also require short term accommodation. 

 
12.20 In relation to occupation of PBSA, MM5.17 is too prescriptive in relation to use by 

non-enrolled students.  A number of important groups would be unjustly excluded 
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from accessing PBSA such as students who bring family members with them, 
whether from overseas, or because they are parent or single parents. 

 
12.21 There also needs to be flexibility to allow for educational conferences, summer 

schools, etc. This will enable providers of PBSA to maximise the delivery of 
affordable student accommodation by increasing the profitability of the 
development, policy H7 should allow the temporary use of accommodation during 
vacation periods for ancillary uses. Examples of such uses, amongst others, include 
providing accommodation for conference delegates, visitors, interns on university 
placements, and students on short-term education courses at a higher education 
provider or any institution approved in advance by the Council. Conditions can be 
applied to ensure the temporary use should not disrupt the accommodation of the 
resident students during their academic year, and to ensure that any ancillary use 
does not result in a material change of use of the building. 

   
3) REMEDY  
 
3.1 Our clear position, based on detailed viability evidence submitted as part of 

these representations, is that PBSA cannot support affordable housing 
contributions. MM5.17 is unsound and all references within policy H7 to 
affordable housing contributions should be removed. In this regard, revised 
wording to Policy H7 is suggested below:  

 

Policy H7: Off Campus Purpose Built Student Housing 
 
The University of York and York St. John University must address the need for any 
additional student housing which arises because of their future expansion of student 
numbers. In assessing need, consideration will be given to off campus provision and the 
capacity of independent providers of bespoke student housing in the city. 
 
To meet any projected shortfall, provision by the University of York can be made on 
either campus. Provision by York St. John University is expected to be off campus but in 
locations convenient to the main campus. 
 
SH1: Land at Heworth Croft, as shown on the proposals Policies Map, is allocated for 
student housing for York St. John University students. 
 
Proposals for new off campus purpose built student accommodation, other than the 
allocation at SH1, will be permitted where all of the following criteria are satisfied: 
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I. it can be demonstrated that there is a need for purpose-built student housing 

accommodation which cannot be met on campus. Allowing the temporary use of 
accommodation during vacation periods for ancillary uses will also be 
considered; and 

II. it is in an appropriate location for education institutions and accessible by 
sustainable transport modes;  

iia  The rooms in the development are secured through a nomination agreement for 
occupation by students of one or more of the University of York and York St. John 
University; and 

III. the development would not be detrimental to the amenity of nearby residents and 
the design and access arrangements would have a minimal impact on the local 
area; and  

IV. The accommodation shall be occupied only by full-time students enrolled in 
courses of one academic year or more and c Conditions or obligations shall be 
imposed to secure occupation of a majority of rooms by students1 of one or more 
higher education providers2 during the academic year, compliance with this 
requirement and for the proper management of the properties accommodation, 
and to ensure that any ancillary use does not result in a material change of use 
of the building. 

 

For new student accommodation a financial contribution, or should be secured 
towards delivering affordable student accommodation or affordable housing.  
 
The affordable contribution will be calculated on a pro rata basis per bedroom using 
the following formula:  
 
Average York Property price – Average York Fixed RP Price x 2.5% = OSFC per 
student bedroom  

 
1 For the implementation of this policy a student is a person following a course in higher education as 
recognised by the Office for Students 
2 A higher education provider is defined as an education institution that provides a designated course that has 
been approved by the Department for Education for higher education study which allows the student to apply 
for government-financed student loans. Higher education study is at qualification Level 4 or above (i.e. above 
A-level or equivalent). Further information on qualification levels can be found here: https://www. 
gov.uk/what-different-qualification-levels-mean/list-of-qualification-levels. The Office for Students provides a 
register listing all the English higher education providers that it officially recognises, which can be found at 
https://www.officeforstudents.org.uk/advice-andguidance/the-register/the-ofs-register/. This register can be 
used to determine if a higher education provider delivers designated courses and thus satisfies the above 
definition 
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The contribution will be required only from the number of units creating a net gain. 
For mixed-use developments of student accommodation with general housing a pro-
rata approach will be used to determine whether a contribution is required, and how 
much this should be. Contributions towards affordable housing provision from new 
student accommodation will not be sought where the student accommodation site 
which at the date of adoption of the Plan is owned by a university and which will 
continue to be owned by a university to meet the accommodation needs of its 
students.  
 
Where a developer considers the contribution cannot be fully met they should justify 
the level of provision proposed through an open book appraisal to demonstrate to the 
Council’s satisfaction that the development would not otherwise be viable.  
 
Developers may not circumvent this policy by artificially subdividing sites, and are 
expected to make efficient use of land.  

 
 

 
 



 
 

 



  



 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 Note: CBRE has also made technical representations to the CYC CIL DCS consultation on behalf of the consortium. 
CBRE recommends that CYC reviews both sets of representations in parallel. 
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 https://www.gov.uk/government/consultations/sprinklers-in-care-homes-removal-of-national-classes-and-staircases-in-

residential-buildings/sprinklers-in-care-homes-removal-of-national-classes-and-staircases-in-residential-buildings 
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 Note: this is provided within Enclosure 1. 
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 RICS Guidance Note (March 2021) Assessing viability in planning under the National Planning Policy Framework 2019 

for England. Para. 3.7.14 



 

 

 

 

 

 

 

 

 

 

 



 

 

 

 



 

 

 
 
 
 
 
 
 
 
 RICS (2021) Assessing viability in planning under the National Planning Policy Framework 2019 for England, RICS 
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 RICS (2019) RICS Professional Statement: Financial viability in planning: conduct and reporting, 1st Edition 
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1  M O N T H  
C H A N G E

M A R K E T  
S E N T I M E N T

Offices 
(Grade A)

City Prime (Single let, 10 years) 3.75% 4.00% 4.50% - 4.75% 4.75% 4.75% 4.75% STABLE

West End: Prime Core (Mayfair & St James's) 3.25% 3.25% 3.50% - 3.75% 3.75% 3.75% 3.75% STABLE

West End: Non-core (Soho & Fitzrovia) 3.75% - 4.00% 4.00% 4.25% - 4.50% 4.50% 4.50% 4.50% STABLE

Major Regional Cities (Single let, 15 years) 4.75% - 5.00% 5.00% - 5.25% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - STABLE

Major Regional Cities (Multi-let, 5 year WAULT) 5.75% - 5.25% - 5.50% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% WEAKER

South East Towns (Single let, 15 years) 5.00% - 5.25% 5.25% 6.00% - 6.50% 6.00% - 6.50% 6.00% - 6.50% 6.00% - 6.50% WEAKER

South East Towns (Multi-let, 5 year WAULT) 6.50% 6.75% - 7.00% 7.00% - 7.50% 7.00% - 7.50% 7.00% - 7.50% 7.50% + WEAKER

South East Business Parks (Single let, 15 years) 5.25% + 5.50% - 5.75% 6.75% - 7.00% 6.75% - 7.00% 6.75% - 7.00% 7.00% + WEAKER

South East Business Parks (Multi-let, 5 year WAULT) 6.75% + 7.25% + 7.75% - 8.00% 7.75% - 8.00% 7.75% - 8.00% 8.50% + +0.50% WEAKER

Life Sciences (Oxford, Cambridge) 3.75% 3.75% 4.25% 4.25% 4.25% - 4.50% 4.25% - 4.50% WEAKER

Warehouse & 
Industrial Space

Prime Distribution/Warehousing (20 years [NIY], fixed/indexed uplifts) 3.00% 3.50% - 3.75% 4.75% - 5.00% 4.75% - 5.00% 4.75% - 5.00% 4.75% - STABLE

Prime Distribution/Warehousing (15 years, OMRRs) 3.50% 4.00% - 4.25% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% - STABLE

Secondary Distribution (10 years, OMRRs) 4.00% 4.50% - 4.75% 5.50% - 6.00% 5.50% - 6.00% 5.50% - 6.00% 5.50% - 5.75% - STABLE

South East Estate (excluding London & Heathrow) 3.25% - 3.50% 4.00% 5.00% - 5.50% 5.00% - 5.50% 5.00% - 5.50% 5.00% - 5.25% - STABLE

Good Modern Rest of UK Estate 3.50% - 3.75% 4.25% - 4.50% 5.25% - 5.75% 5.25% - 5.75% 5.25% - 5.75% 5.25% - 5.50% - STABLE

Good Secondary Estates 4.75% - 5.25% 5.25% - 5.75% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% WEAKER

Specialist 
Sectors

Car Showrooms (20 years with fixed uplifts & dealer covenant) 5.00% 5.25% 5.75% 5.75% 5.75% 5.75% STABLE

Budget Hotels London (20 years, 5 yearly RPI / CPI uplifts) 3.25% - 3.50% 3.25% - 3.50% 4.50% - 4.75% 4.50% - 4.75% 4.50% - 4.75% 4.50% - STABLE

Budget Hotels Regional (20 years, 5 yearly RPI / CPI uplifts) 4.00% 4.00% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - STABLE

Student Accommodation Prime London (Direct Let) 3.75% 3.50% 3.75% - 4.00% 3.75% - 4.00% 3.75% - 4.00% 3.75% - 4.00% STABLE

Student Accommodation Prime Regional (Direct Let) 5.00% 4.75% - 5.00% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% STABLE

Student Accommodation Prime London  (25 years, Annual RPI) 3.00% - 3.25% 3.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - STABLE

Student Accommodation Prime Regional (25 years, Annual RPI) 3.25% - 3.50% 3.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - STABLE

Healthcare (Elderly Care, 30 years, 5 yearly indexed linked reviews) 3.50% 3.25% - 3.50% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% STABLE

Data Centres (Operational) 4.00% - 4.00% 4.00% 4.00% 4.00% 4.50% +0.50% STABLE

Data Centres (Leased, 15 years, Annual Indexation) 4.00% 4.00% + 4.25% + 4.25% + 4.25% + 4.75% +0.50% STABLE

Income Strip (50 years, Annual RPI/CPIH+1%, Annuity Grade) 2.25% 2.50% + 3.75% - 4.00% 4.00% 4.00% 4.00% STABLE

Your partners in property.

Based on rack rented properties and disregards bond type transactions

Prime Yield Guide – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.

Click here to view previous data

https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
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1  M O N T H  
C H A N G E

M A R K E T  
S E N T I M E N T

High Street 
Retail

Bond Street 2.75% 2.75% + 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% WEAKER

Oxford Street 3.50% + 3.50% + 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% WEAKER

Prime Towns (Oxford, Cambridge, Winchester) 6.25% 6.25% 6.75% + 6.75% + 6.75% + 6.75% - STABLE

Regional Cities (Manchester, Birmingham) 6.50% + 6.50% 7.00% + 7.00% + 7.00% + 7.00% - STABLE

Good Secondary (Truro, Leamington Spa, Colchester etc) 8.25% - 8.50% 8.25% 8.50% 9.00% - 9.25% 9.00% - 9.25% 9.00% - 9.25% 9.00% - 9.25% STABLE

Shopping 
Centres 
(sustainable 
income)

Regional Scheme 7.50% 7.50% 8.00% 8.00% + 8.00% + 8.00% + WEAKER

Sub-Regional Scheme 8.50% 8.50% 9.00% + 9.00% + 9.00% + 9.00% + WEAKER

Local Scheme (successful) 9.00% 9.25% 9.75% + 9.75% + 9.75% + 9.75% + WEAKER

Neighbourhood Scheme (assumes <25% of income from supermarket) 9.00% - 9.25% 9.00% - 9.25% 9.50% - 9.75% 9.50% - 9.75% 9.50% - 9.75% 9.50% - 9.75% WEAKER

Out of Town 
Retail

Open A1 Parks 5.25% - 5.00% 6.00% + 6.00% + 6.00% + 6.00% - STABLE

Good Secondary Open A1 Parks 6.25% - 6.50% 6.25% 7.25% + 7.50% + 7.50% + 7.50% - STABLE

Bulky Goods Parks 5.25% - 5.00% 6.00% + 6.00% + 6.00% + 6.00% - STABLE

Good Secondary Bulky Goods Parks 6.25% - 6.50% 6.25% 7.25% + 7.50% + 7.50% + 7.50% - STABLE

Solus Open A1 (15 year income) 4.75% 5.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% STABLE

Solus Bulky (15 year income) 4.75% 5.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% STABLE

Major 
Foodstores

Annual RPI Increases [NIY] (20 year income) 3.50% 3.75% - 4.00% 5.00% 5.00% 5.00% 5.00% STABLE

Open Market Reviews (20 year lease) 4.00% 4.25% - 4.50% 5.50% 5.50% 5.50% 5.50% STABLE

Leisure
Prime Leisure Parks 7.00% + 7.00% + 7.50% + 7.50% + 7.50% + 7.50% + STABLE

Good Secondary Leisure Parks 8.00% + 8.00% + 8.50%  - 8.75% 9.00% + 9.00% + 9.00% + WEAKER

Your partners in property.

Prime Yield Guide – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.

Based on rack rented properties and disregards bond type transactions Click here to view previous data

https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx


Prime Yield Guide – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.
Knight Frank Intelligence

L E A D I N G  I N D I C A T O R S D E B T  M A R K E T  – 2 7  F E B R U A R Y  2 0 2 3

The changing structure of the UK economy. Overall, UK economic output grew by +1% year on year

in Q4, however, some sectors have recorded a significant increase. Indeed, the Arts & entertainment (+9%),

Construction (+5%) and Professional & Scientific (+4%) industries saw increased output year on year in Q4

2022. However, some sectors including Production (-4%) and Manufacturing (-6%) saw output moderate.

Here, the higher costs of materials, energy and labour likely weight on output. For the year ahead, the Bank

of England forecast inflation to fall to 4% from 10%, which could alleviate some pricing pressures on these

sectors that have seen output decline.

UK inflation continued to slow falling, for the third consecutive month, to 10.1% ahead of

expectations. Producer price inflation also moderated, to 14.1%. The positive inflation news has left market

commentators deliberating the BoE’s next interest rate decision on 23 March. Capital Economics outlined

that the likelihood of its forecast of 4.50% peak is lower now, while Oxford Economics expects the central

bank to lift its rate by 25bps to 4.25% in March, where it will remain until at least the end of the year.

Flash PMIs for the UK surprised on the upside, with UK services businesses reporting growth for the first

time in eight months (figure above 50). Indeed, the UK Services PMI increased to 53.3 in February, from

48.7 in January, beating market expectations of 49.2. Meanwhile, the Manufacturing PMI rose to 49.2 from

47.0 in January, exceeding market forecasts of 47.5.

E S GB O N D S  &  R A T E S  

( 0 1 / 0 3 / 2 0 2 3 )

MAR
2022

JAN
2023

FEB
2023

MAR
2023

SONIA Rate 0.445% 3.427% 3.927% 3.927%

Bank of England Base Rate 0.50% 3.50% 4.00% 4.00%

5-year swap rates 1.794% 4.050% 3.582% 4.308%

10-year gilts redemption yield 1.34% 3.53% 3.17% 3.81%

I n t e l l i g e n c e  L a b

Debt margins have drifted out over the last quarter as a reflection of wider 

economic uncertainty and dislocation in the market.                                                              Source: Macrobond

UK Retail Sales Dashboard – January 2023

An overview of UK retail performance, including 

key metrics on core sub-sectors and e-commerce.  

Refurbishing Offices

What are the economic and green challenges and 

opportunities from refurbishing office buildings?

mailto:lisa.attenborough@knightfrank.com
https://www.knightfrank.com/research/article/2023-02-24-refurbishing-offices-key-to-a-sustainable-future-
https://www.knightfrank.com/research/article/2023-02-28-your-leading-indicators-brexit-deal-energy-price-cap-uk-economic-output
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https://www.knightfrank.com/research/report-library/uk-retail-sales-dashboard-january-2023-9973.aspx
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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 2022. 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 SK E Y  R E S E A R C H

Knight Frank Research 
Reports are available at 
knightfrank.com/research

Emily Miller

Partner – Valuation & Advisory - Head of UK Fund 
Valuations
+44 20 7861 1483
Emily.Miller@KnightFrank.com

Knight Frank Intelligence

Chris Galloway

Partner – Valuation & Advisory - Head of Business 
Development UK Fund Valuations
+44 20 7861 1297
Chris.Galloway@KnightFrank.com

Will Matthews

Partner – Research - Head of Commercial
+44 20 3909 6842
William.Matthews@KnightFrank.com

Jeremy Tham

Partner – Valuation & Advisory - Head of Real Estate 
Finance Valuations
+44 20 7861 1769
Jeremy.Tham@KnightFrank.com

Simon Gillespie

Partner – Valuation & Advisory - Head of Central London 
Valuations
+44 20 7861 1292
Simon.Gillespie@KnightFrank.com

Matthew Dichler

Partner – Valuation & Advisory – UK Fund Valuations
+44 20 7861 5224
Matthew.Dichler@KnightFrank.comK 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 :

UK CRE Quarterly Review – February 2023

The Quarterly UK RE Review outlines the key occupier and investment 

trends across the different sectors within commercial real estate.

• 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 – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.
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Best in Class Yields – Commercial

1. Best in Class Yields relate to rack rented investments let with lease lengths considered by the market as most appropriate for
the asset class.

2. Trending denotes investor sentiment towards the sector.
3. RPI/CPI uplifts on longer leases can achieve keener yields than those assessed at market rents.
4. Yields are based on transactions and sentiment.
5. Yields stated are Initial Yields for the Alternatives section based on 20 year unexpired leases to strong covenants with 

indexation/uplifts.
6. Supermarket yields are for 20 year leases with RPI indexed uplifts at 5 year intervals.
7. Colour Key – the colours in the trending and yield column indicate changes since previous month. Green: stronger than previous 

month, black: same as previous month, red: weaker than previous month. 

Notes
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Sector
Trending Jan-23 Dec-22 Oct-22 Jan-22

% -1 Months -3 Months -12 Months
% % &

Shops- High Street
Prime Weaker 6.50 6.50 6.50 6.50
Functional Towns Weaker 8.50 8.50 8.25 8.00
Small Market Towns Weaker 10.50 10.50 10.25 10.00
Shopping Centres
Dominant Regional Weaker 7.25 7.25 6.75 6.75
City Centre / Sub Regional Weaker 8.50 8.50 8.00 8.00
Secondary Towns Weaker 14.00 13.00 12.00 12.00
Retail Warehouses
Prime Parks Weaker 6.00 5.75 5.25 5.50
Secondary Parks Weaker 8.25 8.25 7.75 9.00
Solus Units Weaker 6.25 6.00 5.25 5.50
Foodstores - Supermarkets Weaker 5.25 5.25 4.50 3.50
Leisure
Leisure Weaker 8.50 8.25 7.75 7.75
Offices
City <£40m Weaker 4.50+ 4.50+ 4.25 3.75
City £40m - £125m Weaker 4.50+ 4.50+ 4.25 3.75
City >£125m Weaker 4.50+ 4.50+ 4.25 3.75
West End <£40m Stable 3.75 3.75 3.75 3.50
West End £40m - £125m Stable 4.00 3.75 3.75 3.50
West End >£125m Stable 4.25 4.00 4.00 3.50
Greater London Area Preferred Weaker 6.25 6.00 5.75 5.00
South East Prime Weaker 6.50 6.25 6.00 5.25
Regional City Prime Weaker 5.50 5.25 5.25 4.75-
Sub Regional City Prime Weaker 6.75 6.50 6.50 5.75
Life Sciences
Life Sciences Prime Weaker 4.50 4.50 4.25 3.75
Industrial/Logistics
Regional Single Let Stable 5.50 5.50 4.50 3.50
SE Single Let Stable 5.25 5.25 4.25 3.25
London Single Let Stable 5.00 5.00 4.00 3.00
Regional Multi Let Stable 5.50 5.50 4.75 3.75
SE Multi Let Stable 5.25 5.25 4.50 3.50
London Multi Let Stable 5.00 5.00 4.00 3.00
Alternatives
Car Showrooms Stable 5.50 5.50 4.75 5.25
Self Storage (Prime) Stable 5.00 5.00 5.00 4.75
Hotels London - Prime Covenant / 20 year term Weaker 4.25 4.25 4.00 3.75
Hotels Regional  - Prime Covenant / 20 year term Weaker 5.00 5.00 4.50 4.25

Source: JLL, 13th January 2023. For indicative purposes only.



Best in Class Yields – Living

Notes

Sector
Trending Jan-23 Dec-22 Oct-22 Jan-22

% -1 Months -3 Months -12 Months
% % &

Elderly Care (NIY)
Ultra Prime Stable 4.25+ 4.25+ 3.25 3.50
Prime Stable 5.00+ 5.00+ 4.00+ 4.00+
Core Stable 6.00+ 6.00+ 5.00+ 5.00+
Secondary Stable 7.50 7.50 6.50+ 6.50+
Build to Rent (NIY) (Stabilised BTR Purpose Built)
Prime London Zones 1-3 Weaker 3.50- 3.50- 3.25+ 3.25+
Outer London Zones 4-6 Weaker 3.75- 3.75- 3.50+ 3.50+
South East / South West Prime Weaker 4.00- 4.00- 3.75+ 3.75+
Prime Regional Weaker 4.00+ 4.00+ 4.00+ 4.00+
Secondary Regional Weaker 4.50+ 4.50+ 4.50+ 4.50
Purpose Built Student Accommodation (NIY) (Direct Let)
Prime London Weaker 3.75+ 3.75+ 3.50 3.75
Inner London Weaker 4.00+ 4.00+ 3.75 4.25-
Super Prime Regional Weaker 4.75 4.75 4.50 4.75+
Prime Regional Weaker 5.25 5.25 5.00 5.00+
Secondary Regional Weaker 6.50 6.50 6.25 6.25+
Other Regional Weaker 7.25 7.25 7.00 7.00+
Purpose Built Student Accommodation (NIY) (25 Year FRI Leases)
Prime London Weaker 3.75 3.75 3.50 3.00
Inner London Weaker 3.75 3.75 3.50 3.00+
Prime Regional Weaker 4.00 4.00 3.75 3.25
Secondary Regional Weaker 4.25 4.25 4.00 3.75
Other Regional Weaker 4.50 4.50 4.25 4.00
JLL Prime Yield 5.29 5.24 4.83 4.51
Money Markets (3rd January 2023)
UK SONIA Rate 3.43 2.93 2.19 0.19
SONIA 5 Years SWAP Rate 3.95 3.72 4.94 1.04
Gilt 10 years 3.65 3.10 4.18 1.17
Base rate 3.50 3.00 2.25 0.25

3JLL Monthly Yield Sheet

1. Yields are based on transactions and sentiment.
2. Trending denotes investor sentiment towards the sector.
3. BTR yields relate to professionally managed private residential assets of institutional grade.
4. PBSA yields relate to professionally managed purposed built student accommodation of institutional grade.
5. JLL Prime Yield calculation includes both Commercial & Living Yields.

6. Please note Money Market Yields are volatile - yields quoted as of date specified.
7. Colour Key – the colours in the trending and yield column indicate changes since previous month. Green: stronger than 

previous month, black: same as previous month, red: weaker than previous month. 

Source: JLL, 13th January 2023. For indicative purposes only.
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Description: Rate per m2 gross internal floor area for the building Cost including prelims.   

Last updated: 11-Mar-2023 05:56

 Rebased to York ( 97; sample 19 )   

£/m2 study

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) 1,680 835 1,395 1,586 1,891 5,792 856

1-2 storey (15) 1,600 993 1,346 1,509 1,786 3,297 183

3-5 storey (15) 1,653 835 1,390 1,579 1,873 3,531 574

6 storey or above (15) 1,994 1,226 1,632 1,867 2,137 5,792 96

856.2   Students'
residences, halls of
residence, etc (15)

2,151 1,227 1,919 2,166 2,389 3,500 55
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 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 5 100 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 100 bed typology  100  18,568  43.20  8,021  561,499  802,142  561,499 

 Investment Valuation 

 Student accommodation - 100 bed typology 
 Current Rent  561,499  YP @  5.0000%  20.0000  11,229,988 

 NET REALISATION  11,229,988 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  363,392 

 363,392 
 Stamp Duty  7,670 
 Effective Stamp Duty Rate  2.11% 
 Agent Fee  1.00%  3,634 
 Legal Fee  0.80%  2,907 

 14,211 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 100 bed typology  28,567  221.90  6,339,110 
 Externals  10.00%  633,911 
 Site Abnormals             0 ac  400,000 /ac  68,000 
 Contingency  4.00%  278,921 

 7,319,942 
 Other Construction 

 Policy CC1, CC2 & CC3           100 un  2,250.00 /un  225,000 
 Policy G12 BNG             0 ac  15,000 /ac  2,550 

 227,550 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  557,842 

 557,842 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  224,600 
 224,600 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  66,076 
 Construction  584,710 
 Total Finance Cost  650,786 

 TOTAL COSTS  9,358,323 

 PROFIT 
 1,871,665 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  30.31% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 11 200 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 200 bed typology  200  37,135  43.20  8,021  1,123,000  1,604,285  1,123,000 

 Investment Valuation 

 Student accommodation - 200 bed typology 
 Current Rent  1,123,000  YP @  5.0000%  20.0000  22,459,990 

 NET REALISATION  22,459,990 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  409,788 

 409,788 
 Stamp Duty  9,989 
 Effective Stamp Duty Rate  2.44% 
 Agent Fee  1.00%  4,098 
 Legal Fee  0.80%  3,278 

 17,366 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 200 bed typology  57,135  221.90  12,678,221 
 Externals  10.00%  1,267,822 
 Site Abnormals             0 ac  400,000 /ac  184,000 
 Contingency  4.00%  557,842 

 14,687,885 
 Other Construction 

 Policy CC1, CC2 & CC3           200 un  2,250.00 /un  450,000 
 Policy G12 BNG             0 ac  15,000 /ac  6,900 

 456,900 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  1,115,683 

 1,115,683 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  449,200 
 449,200 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  92,674 
 Construction  1,487,163 
 Total Finance Cost  1,579,837 

 TOTAL COSTS  18,716,658 

 PROFIT 
 3,743,332 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  26.37% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 16 350 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 350 bed typology  350  64,987  43.20  8,021  1,965,250  2,807,500  1,965,250 

 Investment Valuation 

 Student accommodation - 350 bed typology 
 Current Rent  1,965,250  YP @  5.0000%  20.0000  39,305,000 

 NET REALISATION  39,305,000 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  379,270 

 379,270 
 Stamp Duty  8,463 
 Effective Stamp Duty Rate  2.23% 
 Agent Fee  1.00%  3,793 
 Legal Fee  0.80%  3,034 

 15,290 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 350 bed typology  99,975  221.90  22,184,452 
 Externals  10.00%  2,218,445 
 Site Abnormals             1 ac  400,000 /ac  304,000 
 Contingency  4.00%  976,116 

 25,683,014 
 Other Construction 

 Policy CC1, CC2 & CC3           350 un  2,250.00 /un  787,500 
 Policy G12 BNG             1 ac  15,000 /ac  11,400 

 798,900 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  1,952,232 

 1,952,232 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  786,100 
 786,100 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  99,231 
 Construction  3,040,130 
 Total Finance Cost  3,139,361 

 TOTAL COSTS  32,754,167 

 PROFIT 
 6,550,833 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  24.15% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 21 600 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 600 bed typology  600  111,406  43.20  8,021  3,369,000  4,812,857  3,369,000 

 Investment Valuation 

 Student accommodation - 600 bed typology 
 Current Rent  3,369,000  YP @  5.0000%  20.0000  67,379,998 

 NET REALISATION  67,379,998 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price (Negative land)  (376,826) 

 (376,826) 

 CONSTRUCTION COSTS 
 Construction 

 ft²  Build Rate ft²  Cost  
 Student accommodation - 600 bed typology  171,394  221.90  38,032,329  38,032,329 

 Externals  10.00%  3,803,233 
 Site Abnormals             2 ac  400,000 /ac  652,000 
 Contingency  4.00%  1,673,422 

 6,128,655 
 Other Construction 

 Policy CC1, CC2 & CC3           600 un  2,250.00 /un  1,350,000 
 Policy G12 BNG             2 ac  15,000 /ac  24,450 

 1,374,450 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  3,346,845 

 3,346,845 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  1,347,600 
 1,347,600 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  (105,374) 
 Construction  6,402,315 
 Total Finance Cost  6,296,941 

 TOTAL COSTS  56,149,993 

 PROFIT 
 11,230,005 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 

 IRR% (without Interest)  21.82% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 



 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 
 Funding Yield at 5.25% 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 6 100 (V4 b) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 100 bed typology  100  18,568  43.20  8,021  561,499  802,142  561,499 

 Investment Valuation 

 Student accommodation - 100 bed typology 
 Current Rent  561,499  YP @  5.2500%  19.0476  10,695,227 

 NET REALISATION  10,695,227 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  7,307 

 7,307 
 Agent Fee  1.00%  73 
 Legal Fee  0.80%  58 

 132 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 100 bed typology  28,567  221.90  6,339,110 
 Externals  10.00%  633,911 
 Site Abnormals             0 ac  400,000 /ac  68,000 
 Contingency  4.00%  278,921 

 7,319,942 
 Other Construction 

 Policy CC1, CC2 & CC3           100 un  2,250.00 /un  225,000 
 Policy G12 BNG             0 ac  15,000 /ac  2,550 

 227,550 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  557,842 

 557,842 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  213,905 
 213,905 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  1,302 
 Construction  584,710 
 Total Finance Cost  586,012 

 TOTAL COSTS  8,912,689 

 PROFIT 
 1,782,538 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.30% 
 Equivalent Yield% (Nominal)  5.25% 
 Equivalent Yield% (True)  5.43% 

 IRR% (without Interest)  31.69% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Rent Cover  3 yrs 2 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



CBRE ©2022 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. 
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1  M O N T H  
C H A N G E

M A R K E T  
S E N T I M E N T

Offices 
(Grade A)

City Prime (Single let, 10 years) 3.75% 4.00% 4.50% - 4.75% 4.75% 4.75% 4.75% STABLE

West End: Prime Core (Mayfair & St James's) 3.25% 3.25% 3.50% - 3.75% 3.75% 3.75% 3.75% STABLE

West End: Non-core (Soho & Fitzrovia) 3.75% - 4.00% 4.00% 4.25% - 4.50% 4.50% 4.50% 4.50% STABLE

Major Regional Cities (Single let, 15 years) 4.75% - 5.00% 5.00% - 5.25% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - STABLE

Major Regional Cities (Multi-let, 5 year WAULT) 5.75% - 5.25% - 5.50% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% WEAKER

South East Towns (Single let, 15 years) 5.00% - 5.25% 5.25% 6.00% - 6.50% 6.00% - 6.50% 6.00% - 6.50% 6.00% - 6.50% WEAKER

South East Towns (Multi-let, 5 year WAULT) 6.50% 6.75% - 7.00% 7.00% - 7.50% 7.00% - 7.50% 7.00% - 7.50% 7.50% + WEAKER

South East Business Parks (Single let, 15 years) 5.25% + 5.50% - 5.75% 6.75% - 7.00% 6.75% - 7.00% 6.75% - 7.00% 7.00% + WEAKER

South East Business Parks (Multi-let, 5 year WAULT) 6.75% + 7.25% + 7.75% - 8.00% 7.75% - 8.00% 7.75% - 8.00% 8.50% + +0.50% WEAKER

Life Sciences (Oxford, Cambridge) 3.75% 3.75% 4.25% 4.25% 4.25% - 4.50% 4.25% - 4.50% WEAKER

Warehouse & 
Industrial Space

Prime Distribution/Warehousing (20 years [NIY], fixed/indexed uplifts) 3.00% 3.50% - 3.75% 4.75% - 5.00% 4.75% - 5.00% 4.75% - 5.00% 4.75% - STABLE

Prime Distribution/Warehousing (15 years, OMRRs) 3.50% 4.00% - 4.25% 5.25% - 5.50% 5.25% - 5.50% 5.25% - 5.50% 5.25% - STABLE

Secondary Distribution (10 years, OMRRs) 4.00% 4.50% - 4.75% 5.50% - 6.00% 5.50% - 6.00% 5.50% - 6.00% 5.50% - 5.75% - STABLE

South East Estate (excluding London & Heathrow) 3.25% - 3.50% 4.00% 5.00% - 5.50% 5.00% - 5.50% 5.00% - 5.50% 5.00% - 5.25% - STABLE

Good Modern Rest of UK Estate 3.50% - 3.75% 4.25% - 4.50% 5.25% - 5.75% 5.25% - 5.75% 5.25% - 5.75% 5.25% - 5.50% - STABLE

Good Secondary Estates 4.75% - 5.25% 5.25% - 5.75% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% 6.50% - 7.00% WEAKER

Specialist 
Sectors

Car Showrooms (20 years with fixed uplifts & dealer covenant) 5.00% 5.25% 5.75% 5.75% 5.75% 5.75% STABLE

Budget Hotels London (20 years, 5 yearly RPI / CPI uplifts) 3.25% - 3.50% 3.25% - 3.50% 4.50% - 4.75% 4.50% - 4.75% 4.50% - 4.75% 4.50% - STABLE

Budget Hotels Regional (20 years, 5 yearly RPI / CPI uplifts) 4.00% 4.00% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - STABLE

Student Accommodation Prime London (Direct Let) 3.75% 3.50% 3.75% - 4.00% 3.75% - 4.00% 3.75% - 4.00% 3.75% - 4.00% STABLE

Student Accommodation Prime Regional (Direct Let) 5.00% 4.75% - 5.00% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% 5.00% - 5.25% STABLE

Student Accommodation Prime London  (25 years, Annual RPI) 3.00% - 3.25% 3.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - STABLE

Student Accommodation Prime Regional (25 years, Annual RPI) 3.25% - 3.50% 3.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - STABLE

Healthcare (Elderly Care, 30 years, 5 yearly indexed linked reviews) 3.50% 3.25% - 3.50% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% 4.00% - 4.25% STABLE

Data Centres (Operational) 4.00% - 4.00% 4.00% 4.00% 4.00% 4.50% +0.50% STABLE

Data Centres (Leased, 15 years, Annual Indexation) 4.00% 4.00% + 4.25% + 4.25% + 4.25% + 4.75% +0.50% STABLE

Income Strip (50 years, Annual RPI/CPIH+1%, Annuity Grade) 2.25% 2.50% + 3.75% - 4.00% 4.00% 4.00% 4.00% STABLE

Your partners in property.

Based on rack rented properties and disregards bond type transactions

Prime Yield Guide – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.

Click here to view previous data

https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
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S E C T O R   M A R - 2 2 S E P - 2 2 D E C - 2 2 J A N - 2 3 F E B - 2 3 M A R - 2 3
1  M O N T H  
C H A N G E

M A R K E T  
S E N T I M E N T

High Street 
Retail

Bond Street 2.75% 2.75% + 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% 2.75% - 3.00% WEAKER

Oxford Street 3.50% + 3.50% + 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% 4.25% - 4.50% WEAKER

Prime Towns (Oxford, Cambridge, Winchester) 6.25% 6.25% 6.75% + 6.75% + 6.75% + 6.75% - STABLE

Regional Cities (Manchester, Birmingham) 6.50% + 6.50% 7.00% + 7.00% + 7.00% + 7.00% - STABLE

Good Secondary (Truro, Leamington Spa, Colchester etc) 8.25% - 8.50% 8.25% 8.50% 9.00% - 9.25% 9.00% - 9.25% 9.00% - 9.25% 9.00% - 9.25% STABLE

Shopping 
Centres 
(sustainable 
income)

Regional Scheme 7.50% 7.50% 8.00% 8.00% + 8.00% + 8.00% + WEAKER

Sub-Regional Scheme 8.50% 8.50% 9.00% + 9.00% + 9.00% + 9.00% + WEAKER

Local Scheme (successful) 9.00% 9.25% 9.75% + 9.75% + 9.75% + 9.75% + WEAKER

Neighbourhood Scheme (assumes <25% of income from supermarket) 9.00% - 9.25% 9.00% - 9.25% 9.50% - 9.75% 9.50% - 9.75% 9.50% - 9.75% 9.50% - 9.75% WEAKER

Out of Town 
Retail

Open A1 Parks 5.25% - 5.00% 6.00% + 6.00% + 6.00% + 6.00% - STABLE

Good Secondary Open A1 Parks 6.25% - 6.50% 6.25% 7.25% + 7.50% + 7.50% + 7.50% - STABLE

Bulky Goods Parks 5.25% - 5.00% 6.00% + 6.00% + 6.00% + 6.00% - STABLE

Good Secondary Bulky Goods Parks 6.25% - 6.50% 6.25% 7.25% + 7.50% + 7.50% + 7.50% - STABLE

Solus Open A1 (15 year income) 4.75% 5.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% STABLE

Solus Bulky (15 year income) 4.75% 5.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% 5.75% - 6.00% STABLE

Major 
Foodstores

Annual RPI Increases [NIY] (20 year income) 3.50% 3.75% - 4.00% 5.00% 5.00% 5.00% 5.00% STABLE

Open Market Reviews (20 year lease) 4.00% 4.25% - 4.50% 5.50% 5.50% 5.50% 5.50% STABLE

Leisure
Prime Leisure Parks 7.00% + 7.00% + 7.50% + 7.50% + 7.50% + 7.50% + STABLE

Good Secondary Leisure Parks 8.00% + 8.00% + 8.50%  - 8.75% 9.00% + 9.00% + 9.00% + WEAKER

Your partners in property.

Prime Yield Guide – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.

Based on rack rented properties and disregards bond type transactions Click here to view previous data

https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
https://www.knightfrank.com/research/report-library/investment-yield-guide-february-2023-9934.aspx
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L E A D I N G  I N D I C A T O R S D E B T  M A R K E T  – 2 7  F E B R U A R Y  2 0 2 3

The changing structure of the UK economy. Overall, UK economic output grew by +1% year on year

in Q4, however, some sectors have recorded a significant increase. Indeed, the Arts & entertainment (+9%),

Construction (+5%) and Professional & Scientific (+4%) industries saw increased output year on year in Q4

2022. However, some sectors including Production (-4%) and Manufacturing (-6%) saw output moderate.

Here, the higher costs of materials, energy and labour likely weight on output. For the year ahead, the Bank

of England forecast inflation to fall to 4% from 10%, which could alleviate some pricing pressures on these

sectors that have seen output decline.

UK inflation continued to slow falling, for the third consecutive month, to 10.1% ahead of

expectations. Producer price inflation also moderated, to 14.1%. The positive inflation news has left market

commentators deliberating the BoE’s next interest rate decision on 23 March. Capital Economics outlined

that the likelihood of its forecast of 4.50% peak is lower now, while Oxford Economics expects the central

bank to lift its rate by 25bps to 4.25% in March, where it will remain until at least the end of the year.

Flash PMIs for the UK surprised on the upside, with UK services businesses reporting growth for the first

time in eight months (figure above 50). Indeed, the UK Services PMI increased to 53.3 in February, from

48.7 in January, beating market expectations of 49.2. Meanwhile, the Manufacturing PMI rose to 49.2 from

47.0 in January, exceeding market forecasts of 47.5.

E S GB O N D S  &  R A T E S  

( 0 1 / 0 3 / 2 0 2 3 )

MAR
2022

JAN
2023

FEB
2023

MAR
2023

SONIA Rate 0.445% 3.427% 3.927% 3.927%

Bank of England Base Rate 0.50% 3.50% 4.00% 4.00%

5-year swap rates 1.794% 4.050% 3.582% 4.308%

10-year gilts redemption yield 1.34% 3.53% 3.17% 3.81%

I n t e l l i g e n c e  L a b

Debt margins have drifted out over the last quarter as a reflection of wider 

economic uncertainty and dislocation in the market.                                                              Source: Macrobond

UK Retail Sales Dashboard – January 2023

An overview of UK retail performance, including 

key metrics on core sub-sectors and e-commerce.  

Refurbishing Offices

What are the economic and green challenges and 

opportunities from refurbishing office buildings?

mailto:lisa.attenborough@knightfrank.com
https://www.knightfrank.com/research/article/2023-02-24-refurbishing-offices-key-to-a-sustainable-future-
https://www.knightfrank.com/research/article/2023-02-28-your-leading-indicators-brexit-deal-energy-price-cap-uk-economic-output
mailto:lisa.attenborough@knightfrank.com
https://www.knightfrank.com/research/article/2023-02-28-your-leading-indicators-brexit-deal-energy-price-cap-uk-economic-output
https://www.knightfrank.com/research/article/2023-02-24-refurbishing-offices-key-to-a-sustainable-future-
https://www.knightfrank.com/research/report-library/uk-retail-sales-dashboard-january-2023-9973.aspx
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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 2022. 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 SK E Y  R E S E A R C H

Knight Frank Research 
Reports are available at 
knightfrank.com/research

Emily Miller

Partner – Valuation & Advisory - Head of UK Fund 
Valuations
+44 20 7861 1483
Emily.Miller@KnightFrank.com

Knight Frank Intelligence

Chris Galloway

Partner – Valuation & Advisory - Head of Business 
Development UK Fund Valuations
+44 20 7861 1297
Chris.Galloway@KnightFrank.com

Will Matthews

Partner – Research - Head of Commercial
+44 20 3909 6842
William.Matthews@KnightFrank.com

Jeremy Tham

Partner – Valuation & Advisory - Head of Real Estate 
Finance Valuations
+44 20 7861 1769
Jeremy.Tham@KnightFrank.com

Simon Gillespie

Partner – Valuation & Advisory - Head of Central London 
Valuations
+44 20 7861 1292
Simon.Gillespie@KnightFrank.com

Matthew Dichler

Partner – Valuation & Advisory – UK Fund Valuations
+44 20 7861 5224
Matthew.Dichler@KnightFrank.comK 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 :

UK CRE Quarterly Review – February 2023

The Quarterly UK RE Review outlines the key occupier and investment 

trends across the different sectors within commercial real estate.

• 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 – March 2023 This yield guide is for indicative purposes only 

and was prepared on 1 March 2023.
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Best in Class Yields – Commercial

1. Best in Class Yields relate to rack rented investments let with lease lengths considered by the market as most appropriate for
the asset class.

2. Trending denotes investor sentiment towards the sector.
3. RPI/CPI uplifts on longer leases can achieve keener yields than those assessed at market rents.
4. Yields are based on transactions and sentiment.
5. Yields stated are Initial Yields for the Alternatives section based on 20 year unexpired leases to strong covenants with 

indexation/uplifts.
6. Supermarket yields are for 20 year leases with RPI indexed uplifts at 5 year intervals.
7. Colour Key – the colours in the trending and yield column indicate changes since previous month. Green: stronger than previous 

month, black: same as previous month, red: weaker than previous month. 

Notes

2JLL Monthly Yield Sheet

Sector
Trending Jan-23 Dec-22 Oct-22 Jan-22

% -1 Months -3 Months -12 Months
% % &

Shops- High Street
Prime Weaker 6.50 6.50 6.50 6.50
Functional Towns Weaker 8.50 8.50 8.25 8.00
Small Market Towns Weaker 10.50 10.50 10.25 10.00
Shopping Centres
Dominant Regional Weaker 7.25 7.25 6.75 6.75
City Centre / Sub Regional Weaker 8.50 8.50 8.00 8.00
Secondary Towns Weaker 14.00 13.00 12.00 12.00
Retail Warehouses
Prime Parks Weaker 6.00 5.75 5.25 5.50
Secondary Parks Weaker 8.25 8.25 7.75 9.00
Solus Units Weaker 6.25 6.00 5.25 5.50
Foodstores - Supermarkets Weaker 5.25 5.25 4.50 3.50
Leisure
Leisure Weaker 8.50 8.25 7.75 7.75
Offices
City <£40m Weaker 4.50+ 4.50+ 4.25 3.75
City £40m - £125m Weaker 4.50+ 4.50+ 4.25 3.75
City >£125m Weaker 4.50+ 4.50+ 4.25 3.75
West End <£40m Stable 3.75 3.75 3.75 3.50
West End £40m - £125m Stable 4.00 3.75 3.75 3.50
West End >£125m Stable 4.25 4.00 4.00 3.50
Greater London Area Preferred Weaker 6.25 6.00 5.75 5.00
South East Prime Weaker 6.50 6.25 6.00 5.25
Regional City Prime Weaker 5.50 5.25 5.25 4.75-
Sub Regional City Prime Weaker 6.75 6.50 6.50 5.75
Life Sciences
Life Sciences Prime Weaker 4.50 4.50 4.25 3.75
Industrial/Logistics
Regional Single Let Stable 5.50 5.50 4.50 3.50
SE Single Let Stable 5.25 5.25 4.25 3.25
London Single Let Stable 5.00 5.00 4.00 3.00
Regional Multi Let Stable 5.50 5.50 4.75 3.75
SE Multi Let Stable 5.25 5.25 4.50 3.50
London Multi Let Stable 5.00 5.00 4.00 3.00
Alternatives
Car Showrooms Stable 5.50 5.50 4.75 5.25
Self Storage (Prime) Stable 5.00 5.00 5.00 4.75
Hotels London - Prime Covenant / 20 year term Weaker 4.25 4.25 4.00 3.75
Hotels Regional  - Prime Covenant / 20 year term Weaker 5.00 5.00 4.50 4.25

Source: JLL, 13th January 2023. For indicative purposes only.



Best in Class Yields – Living

Notes

Sector
Trending Jan-23 Dec-22 Oct-22 Jan-22

% -1 Months -3 Months -12 Months
% % &

Elderly Care (NIY)
Ultra Prime Stable 4.25+ 4.25+ 3.25 3.50
Prime Stable 5.00+ 5.00+ 4.00+ 4.00+
Core Stable 6.00+ 6.00+ 5.00+ 5.00+
Secondary Stable 7.50 7.50 6.50+ 6.50+
Build to Rent (NIY) (Stabilised BTR Purpose Built)
Prime London Zones 1-3 Weaker 3.50- 3.50- 3.25+ 3.25+
Outer London Zones 4-6 Weaker 3.75- 3.75- 3.50+ 3.50+
South East / South West Prime Weaker 4.00- 4.00- 3.75+ 3.75+
Prime Regional Weaker 4.00+ 4.00+ 4.00+ 4.00+
Secondary Regional Weaker 4.50+ 4.50+ 4.50+ 4.50
Purpose Built Student Accommodation (NIY) (Direct Let)
Prime London Weaker 3.75+ 3.75+ 3.50 3.75
Inner London Weaker 4.00+ 4.00+ 3.75 4.25-
Super Prime Regional Weaker 4.75 4.75 4.50 4.75+
Prime Regional Weaker 5.25 5.25 5.00 5.00+
Secondary Regional Weaker 6.50 6.50 6.25 6.25+
Other Regional Weaker 7.25 7.25 7.00 7.00+
Purpose Built Student Accommodation (NIY) (25 Year FRI Leases)
Prime London Weaker 3.75 3.75 3.50 3.00
Inner London Weaker 3.75 3.75 3.50 3.00+
Prime Regional Weaker 4.00 4.00 3.75 3.25
Secondary Regional Weaker 4.25 4.25 4.00 3.75
Other Regional Weaker 4.50 4.50 4.25 4.00
JLL Prime Yield 5.29 5.24 4.83 4.51
Money Markets (3rd January 2023)
UK SONIA Rate 3.43 2.93 2.19 0.19
SONIA 5 Years SWAP Rate 3.95 3.72 4.94 1.04
Gilt 10 years 3.65 3.10 4.18 1.17
Base rate 3.50 3.00 2.25 0.25

3JLL Monthly Yield Sheet

1. Yields are based on transactions and sentiment.
2. Trending denotes investor sentiment towards the sector.
3. BTR yields relate to professionally managed private residential assets of institutional grade.
4. PBSA yields relate to professionally managed purposed built student accommodation of institutional grade.
5. JLL Prime Yield calculation includes both Commercial & Living Yields.

6. Please note Money Market Yields are volatile - yields quoted as of date specified.
7. Colour Key – the colours in the trending and yield column indicate changes since previous month. Green: stronger than 

previous month, black: same as previous month, red: weaker than previous month. 

Source: JLL, 13th January 2023. For indicative purposes only.
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Description: Rate per m2 gross internal floor area for the building Cost including prelims.   

Last updated: 11-Mar-2023 05:56

 Rebased to York ( 97; sample 19 )   

£/m2 study

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) 1,680 835 1,395 1,586 1,891 5,792 856

1-2 storey (15) 1,600 993 1,346 1,509 1,786 3,297 183

3-5 storey (15) 1,653 835 1,390 1,579 1,873 3,531 574

6 storey or above (15) 1,994 1,226 1,632 1,867 2,137 5,792 96

856.2   Students'
residences, halls of
residence, etc (15)

2,151 1,227 1,919 2,166 2,389 3,500 55
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 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 5 100 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 100 bed typology  100  18,568  43.20  8,021  561,499  802,142  561,499 

 Investment Valuation 

 Student accommodation - 100 bed typology 
 Current Rent  561,499  YP @  5.0000%  20.0000  11,229,988 

 NET REALISATION  11,229,988 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  363,392 

 363,392 
 Stamp Duty  7,670 
 Effective Stamp Duty Rate  2.11% 
 Agent Fee  1.00%  3,634 
 Legal Fee  0.80%  2,907 

 14,211 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 100 bed typology  28,567  221.90  6,339,110 
 Externals  10.00%  633,911 
 Site Abnormals             0 ac  400,000 /ac  68,000 
 Contingency  4.00%  278,921 

 7,319,942 
 Other Construction 

 Policy CC1, CC2 & CC3           100 un  2,250.00 /un  225,000 
 Policy G12 BNG             0 ac  15,000 /ac  2,550 

 227,550 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  557,842 

 557,842 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  224,600 
 224,600 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  66,076 
 Construction  584,710 
 Total Finance Cost  650,786 

 TOTAL COSTS  9,358,323 

 PROFIT 
 1,871,665 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  30.31% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 11 200 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 200 bed typology  200  37,135  43.20  8,021  1,123,000  1,604,285  1,123,000 

 Investment Valuation 

 Student accommodation - 200 bed typology 
 Current Rent  1,123,000  YP @  5.0000%  20.0000  22,459,990 

 NET REALISATION  22,459,990 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  409,788 

 409,788 
 Stamp Duty  9,989 
 Effective Stamp Duty Rate  2.44% 
 Agent Fee  1.00%  4,098 
 Legal Fee  0.80%  3,278 

 17,366 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 200 bed typology  57,135  221.90  12,678,221 
 Externals  10.00%  1,267,822 
 Site Abnormals             0 ac  400,000 /ac  184,000 
 Contingency  4.00%  557,842 

 14,687,885 
 Other Construction 

 Policy CC1, CC2 & CC3           200 un  2,250.00 /un  450,000 
 Policy G12 BNG             0 ac  15,000 /ac  6,900 

 456,900 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  1,115,683 

 1,115,683 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  449,200 
 449,200 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  92,674 
 Construction  1,487,163 
 Total Finance Cost  1,579,837 

 TOTAL COSTS  18,716,658 

 PROFIT 
 3,743,332 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 200 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  26.37% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 16 350 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 350 bed typology  350  64,987  43.20  8,021  1,965,250  2,807,500  1,965,250 

 Investment Valuation 

 Student accommodation - 350 bed typology 
 Current Rent  1,965,250  YP @  5.0000%  20.0000  39,305,000 

 NET REALISATION  39,305,000 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  379,270 

 379,270 
 Stamp Duty  8,463 
 Effective Stamp Duty Rate  2.23% 
 Agent Fee  1.00%  3,793 
 Legal Fee  0.80%  3,034 

 15,290 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 350 bed typology  99,975  221.90  22,184,452 
 Externals  10.00%  2,218,445 
 Site Abnormals             1 ac  400,000 /ac  304,000 
 Contingency  4.00%  976,116 

 25,683,014 
 Other Construction 

 Policy CC1, CC2 & CC3           350 un  2,250.00 /un  787,500 
 Policy G12 BNG             1 ac  15,000 /ac  11,400 

 798,900 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  1,952,232 

 1,952,232 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  786,100 
 786,100 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  99,231 
 Construction  3,040,130 
 Total Finance Cost  3,139,361 

 TOTAL COSTS  32,754,167 

 PROFIT 
 6,550,833 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 350 Units 
 Excludes Policy H7 2.5% OSFC/room 

 IRR% (without Interest)  24.15% 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 21 600 (V4) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 600 bed typology  600  111,406  43.20  8,021  3,369,000  4,812,857  3,369,000 

 Investment Valuation 

 Student accommodation - 600 bed typology 
 Current Rent  3,369,000  YP @  5.0000%  20.0000  67,379,998 

 NET REALISATION  67,379,998 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price (Negative land)  (376,826) 

 (376,826) 

 CONSTRUCTION COSTS 
 Construction 

 ft²  Build Rate ft²  Cost  
 Student accommodation - 600 bed typology  171,394  221.90  38,032,329  38,032,329 

 Externals  10.00%  3,803,233 
 Site Abnormals             2 ac  400,000 /ac  652,000 
 Contingency  4.00%  1,673,422 

 6,128,655 
 Other Construction 

 Policy CC1, CC2 & CC3           600 un  2,250.00 /un  1,350,000 
 Policy G12 BNG             2 ac  15,000 /ac  24,450 

 1,374,450 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  3,346,845 

 3,346,845 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  1,347,600 
 1,347,600 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  (105,374) 
 Construction  6,402,315 
 Total Finance Cost  6,296,941 

 TOTAL COSTS  56,149,993 

 PROFIT 
 11,230,005 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.00% 
 Equivalent Yield% (Nominal)  5.00% 
 Equivalent Yield% (True)  5.16% 

 IRR% (without Interest)  21.82% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 600 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Rent Cover  3 yrs 4 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 



 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 
 Funding Yield at 5.25% 

 Development Appraisal 
 CBRE 

 24 March 2023 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Appraisal Summary for Phase 6 100 (V4 b) 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial  Net MRV 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV  at Sale 

 Student accommodation - 100 bed typology  100  18,568  43.20  8,021  561,499  802,142  561,499 

 Investment Valuation 

 Student accommodation - 100 bed typology 
 Current Rent  561,499  YP @  5.2500%  19.0476  10,695,227 

 NET REALISATION  10,695,227 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  7,307 

 7,307 
 Agent Fee  1.00%  73 
 Legal Fee  0.80%  58 

 132 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Student accommodation - 100 bed typology  28,567  221.90  6,339,110 
 Externals  10.00%  633,911 
 Site Abnormals             0 ac  400,000 /ac  68,000 
 Contingency  4.00%  278,921 

 7,319,942 
 Other Construction 

 Policy CC1, CC2 & CC3           100 un  2,250.00 /un  225,000 
 Policy G12 BNG             0 ac  15,000 /ac  2,550 

 227,550 

 PROFESSIONAL FEES 
 Professional Fees  8.00%  557,842 

 557,842 
 DISPOSAL FEES 

 Sales Agent Fee  2.00%  213,905 
 213,905 

 FINANCE 
 Debit Rate 8.500%, Credit Rate 0.000% (Nominal) 
 Land  1,302 
 Construction  584,710 
 Total Finance Cost  586,012 

 TOTAL COSTS  8,912,689 

 PROFIT 
 1,782,538 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  16.67% 
 Profit on NDV%  16.67% 
 Development Yield% (on Rent)  6.30% 
 Equivalent Yield% (Nominal)  5.25% 
 Equivalent Yield% (True)  5.43% 

 IRR% (without Interest)  31.69% 



 APPRAISAL SUMMARY  CBRE 
 PBSA Typology 
 100 Units 
 Excludes Policy H7 2.5% OSFC/room 

 Rent Cover  3 yrs 2 mths 
 Profit Erosion (finance rate 8.500)  2 yrs 2 mths 




