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EXECUTIVE SUMMARY

A fantastic opportunity for residential development on a large brownfield development site in 
West Yorkshire, Artisan has recently acquired this 11.6 acre property in the market town of Shipley. 
Bordered by the River Aire on one side and the Leeds and Liverpool Canal on the other, the 
site overlooks the picturesque Baildon and Hawksworth Moors and sits adjacent to the Victorian 
model village of Saltaire, a UNESCO World Heritage site. Saltaire’s impressive Salts Mill art gallery 
and variety of artisanal shops, restaurants and local businesses, along with its ornate civic buildings 
and stone-built period houses laid out on cobbled streets, support a strong tourism and film 
industry in the village. 

In addition to the beautiful surroundings, the site also benefits from excellent connectivity through 
public transport, putting this sub-urban location in reach of the region’s biggest cities. With Saltaire 
train station just half a mile from the site, we hope a peaceful 5-10 minute canal or riverside walk 
to the station will become the reality for future residents. Regular train services mean Leeds city 
centre is just a 16-minute commute from Saltaire, and Shipley station – just half a mile away on 
the opposite side of the site – makes nationwide travel fast and simple. There are several primary 
and nursery schools within a 1 mile radius from the site including the highly regarded Titus Salt 
Secondary School, which can be reached on foot from the site within 10 minutes without crossing 
any roads. 

The opportunity to purchase the site arose as a direct result of the impact of the pandemic on 
working practices. Until recently the 7-storey 380,000 sqft office property and substantial outdoor 
car park was let to HMRC, however with the move to more remote working and consolidation of 
government offices they no longer have requirement for this volume of space.  

Artisan’s intention is to obtain a planning consent ahead of demolishing the existing building in 
order to deliver a high quality, low carbon residential scheme comprising over 320 new homes 
through a mix of a traditional housing and low-rise apartment blocks, all keeping in character with 
the immediate surroundings. Positive feedback has been received during a formal pre-planning 
meeting with the council in relation to our proposed development scheme, who noted they would 
welcome a developer/housebuilder such as Artisan to deliver much needed housing in the area. 

Artisan is now seeking to secure a total £6.25m equity funding, of which 20% will be 
provided by Artisan directly, to be deployed alongside a £5m bridging debt facility in 
order to acquire the site on an unconditional basis for £9.1m, in addition to funding the 
associated acquisition, holding, and planning design costs over the course of the initial 
15-month planning period. 

Equity targets £

Acquisition equity 6 250 000 
Sponsor acquisition equity 1 250 000 
Participator IRR >20%
Equity multiple >2.0x
Target participator capital exit date (all capital returned) Q4 2025
Target participator final exit date (full profit share paid) Q2 2027
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THE OPPORTUNITY

Key project metrics and assumptions £

Project duration 65 months
Total cost  59 000 000 
Acquisition debt facility 5 000 000
Acquisition debt LTC 55%
Rolling construction debt facility 22 600 000 
Construction debt LTC 38%
Target GDV 83 000 000
Target pre-tax profit  21 700 000 
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DESIGN

Artisan will seek to obtain a planning consent for more than 320 new homes on the site 
ranging from 1-bed apartments to 4-bed town-houses, all including high quality internal and 
external space. With 4 different house types and 5 apartment types, including penthouses 
with unparalleled views and around a quarter of the development delivering family housing, 
this unique development will be designed to appeal to a broad market.  Our focus as always 
is on delivering sustainable affordable homes suited to first-time buyers, downsizers and 
young families alike, but we expect particular demand from young working families in this 
location given the large and high-quality external spaces planned for the development. 

An element of flexible workspace is also planned for the centre of the development (19,000 
sqft) which we believe will further bolster the appeal of this site to suit post-Covid work/
life patterns.

As with all Artisan developments, the scheme will be designed in accordance with our 
sustainability framework to exceed national carbon standards, delivering energy efficient 
homes that use no fossil fuels and create tangible savings on utility bills to residents, in 
addition to optimising indoor and outdoor green spaces. 

THE OPPORTUNITY
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SALE AND EXIT

Although the current business plan focuses on the entire development being sold into 
the private market, with the exception of the housing association units required by the 
planning authority, there may be opportunity to sell a small portion of the site (up to 2 
acres) to a retirement living operator on a subject-to-planning basis to accelerate cash flows. 
Discussions are ongoing with multiple operators and any land value bids received will be 
considered against the land value implied by the base case business plan in taking a decision 
over whether to sell a portion of the site on grant of consent.

PHASED DELIVERY

Construction of the site will be split into three core phases, each consisting of a blend of 
apartment blocks and housing, with the construction programme designed to facilitate a 
staged delivery within each phase and provide a rolling delivery of new homes to the area 
over a 4 year period. Phasing the development in this way is expected to facilitate reduced 
funding costs through the utilisation of a stretched senior facility whereby debt will be drawn 
to initially fund the construction of Phase 1, and from completion of the initial homes the 
scheme will become self-funding through sales proceeds. Structuring a single loan facility 
in this way facilitates the minimisation of finance costs, in addition to mitigating sales and 
construction risk in the event of any slowdown in the market.

THE OPPORTUNITY
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A UNSECO World Heritage site in the Leeds City Region, Saltaire village blends idyllic 
scenery and country living with superb transport links, previously featuring in the Sunday 
Times’ top 10 places to live in the North of England. Recognised for its international 
influence on urban planning, with exceptional architecture throughout the village, the 
combination of culture, scenery, and connectivity puts Saltaire in high demand for new 
home buyers.  

HOUSING DEMAND

The UK governments target is for housing supply to reach 300,000 homes a year by the 
mid 2020s, others have called for as many as 340,000 a year. New supply has been 
increasing, reaching 244,000 in 2019-20. This housing shortage has increased residential 
prices and is forecast to continue to grow.

Despite this, affordability in the Leeds City Region remains far better than the rest of the 
UK, with a median house price to earnings of 5x in the local authority district for Shipley, 
vs. a national average of 7.9x. 

SALES VALUES
Our current business plan adopts a conservative sales approach, referring to sales values 
we anticipate to be achievable in todays market with no forecast value uplift. However, an 
extract of Savills forecast residential price growth is presented below for information:

Region 2021 2022 2023 2024 2025 5 year

All UK 4.0% 5.0% 4.0% 3.5% 3.0% 21.1%

London 2.5% 4.5% 2.0% 2.0% 1.0% 12.6%

South East 5.0% 4.5% 2.5% 2.5% 1.5% 17.0%

South West 5.0% 4.0% 3.5% 3.0% 2.0% 18.7%

North East 3.5% 4.5% 4.0% 3.5% 3.5% 20.5%

Yorks & Humber 4.5% 6.0% 5.5% 5.0% 4.5% 28.2%

North West 4.5% 6.0% 5.5% 5.5% 4.5% 28.8%

Wales 3.5% 5.5% 5.0% 4.0% 3.0% 22.8%

Scotland 3.0% 5.0% 4.5% 4.5% 4.0% 22.8%

ECONOMY 

The Leeds City Region is the largest regional economy in the UK and the largest contributor 
to the UKs GDP in the Northern Powerhouse. A global leader in the technology, 
manufacturing, and healthcare industries thanks to its nine world-class universities, the 
region offers businesses access to a highly skilled workforce of 1.4m people and boasts the 
highest rate of private sector job growth in the UK. 

The north of the UK, having seen significant investment in infrastructure in recent years 
and with further planned investment coming, is set to benefit from continued boosts to 
connectivity increasing its appeal to new and relocating businesses. A number of large 
British companies have already relocated to the region, where operating costs are 28% 
lower than the South-East of England, with further office hubs announced in 2021 for both 
the BBC and the Bank of England evidencing the appeal of the region and expected to 
generate further growth in the local employment and housing markets. 

WEST YORKSHIRE MARKET
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THE OPPORTUNITYTHE OPPORTUNITY

BUSINESS PLAN

£

Land value (9 100 000)
Acquisition costs (747 500)
Holding costs (497 500)
Planning costs (790 899)
Total cost to planning (11 135 899)

Construction costs (40 011 060)
Professional fees and S106 costs (3 390 976)
Contingency (3 184 609)
Total cost to construct (57 722 544)

Finance costs (2 602 268)

Gross Development Value 83 354 082
Marketing and sales costs (1 340 199)
Net Development Value 82 014 083

Net Profit 21 689 471

Target return on cost 35%
Target Participator IRR (pre-tax) >20%
Target exit date Q2-2027

FUNDING

The current business plan provides for £6.25m of equity being deployed into the development 
alongside a £5m debt facility for the anticipated 15-month acquisition and planning phase. 
Post-planning,the repayment of the acquisition debt through a second equity raise (to be 
supported by a post-planning red book valuation and for which original participators will 
have the right, but not obligation, to partake in) and introduction of a stretched-senior debt 
facility is expected to facilitate the commencement of on-site construction works. 

Due to the phasing of the development a steady stream on income is forecast to be received 
from completions of new home sales from Q3 2024 onwards. It is anticipated that this 
will be apportioned between repayments against the facility outstanding and payments 
to equity providers, facilitating a return of capital to participators between March and 
December 2025, following which profit distributions are anticipated over the course of 
2026 and into Q2 2027, with a final exit for both the debt providers and participators in 
May 2027 on sale of the final home. 
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DEAL STRUCTURE

DEAL STRUCTURE 
• Artisan Saltaire Limited (“AS”) is an England and 

Wales incorporated SPV set up solely to hold the 
development property at Saltaire, Shipley. 

• Artisan Saltaire Holdings Limited (“ASH”) is an Isle 
of Man incorporated SPV set up solely to hold all of 
the issued share capital in AS. 

• Participators will subscribe for A-Ordinary shares in 
ASH 

• Artisan Real Estate Partners Limited (“AREP”) will 
subscribe for a minimum 20% of the A-Ordinary 
share capital in ASH on the same terms as other 
participators

• AREP will further subscribe for all of the issued 
B-Ordinary share capital in ASH

• Artisan Real Estate UK Limited (“AUK”) will enter 
into a construction and development management 
agreement with AS. Under this agreement, AUK 
will charge an arms length development and 
construction management fee and oncharge any 
direct project overheads incurred,in addition to a 
transaction set up fee of 1% of the purchase price 
on completion of the acquisition equity raise. 

ARTISAN 
SALTAIRE              
LIMITED

ARTISAN 
SALTAIRE 

HOLDINGS     
LIMITED

EXTERNAL 
DEBT 

PROVIDERS 

PARTICIPATORS

ARTISAN 
REAL ESTATE 

PARTNERS 
LIMITED

ARTISAN REAL 
ESTATE UK 

LIMITED

80% Equity 
required 
(£5.00m)
A Shares

20% Equity required 
(£1.25m)
A Shares
100% B Shares

Sole equity funder - 
£6.25m

Artisan overheads and cost 
recovery

    
On the assumption that AREP contribute only 20% of 
the required equity participation, the returns on exit 
would be as follows: 
• All capital returned to Ordinary A-shareholders 
• A priority return of 10% per annum would be paid 

to Ordinary A-shareholders 
• Remaining profits will be split 65% to the A 

shareholder, 35% to the B shareholders up until the 
A shareholders achieve a pre-tax IRR of 15%

• After a 15% IRR threshold is met, further profits will 
be split 60% to the A shareholder, 40% to the B 
shareholders up until the A shareholders achieve a 
pre-tax IRR of 20%

• After the 20% IRR threshold is met, any remaining 
profits will be shared 55% to the A shareholder, 
45% to the B shareholders
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DISCLAIMER

FOR DISCUSSION PURPOSES ONLY
This document is personal to the recipient and has been issued by and is the sole responsibility of Artisan Real Estate Limited, a company formed under the 
laws of the Isle of Man (the “Company”), and solely for use at a presentation to potential shareholders and investment partners concerning the proposed 
transaction set out herein (the “Transaction”). This document does not constitute or form part of, and should not be construed as constituting or forming 
part of any offer or invitation to sell or issue, or any solicitation of any offer to purchase or subscribe for, any shares or securities in the Company or in any 
other entity, nor shall any part of this document nor the fact of its distribution form part of or be relied on in connection with any contract or investment 
decision relating thereto, nor does it constitute a recommendation regarding the securities of the Company or of another entity, or of the Transaction. 
 
The information contained herein is for discussion purposes only and does not purport to contain all information that may be required to evaluate the 
Transaction and/or the Company and/or any other entity and/or the financial position of any of the foregoing. Some of the information in this document has 
not been legally verified. 

This information memorandum is personal to the recipient and specifically relates to the development sites mentioned. 

No reliance may be placed for any purposes whatsoever on the information contained in this document or on its completeness, accuracy or fairness. No 
representation or warranty, express or implied, is given by or on behalf of the Company, its directors, officers or employees or any other person as to the 
accuracy or completeness of the information or opinions contained in this document and no liability whatsoever is accepted by the Company, its members, 
directors, officers or employees nor any other person for any loss howsoever arising, directly or indirectly, from any use of such information or opinions or 
otherwise arising in connection therewith. 

This document, its contents, any discussions at this meeting or otherwise made available (whether orally or in writing) in connection with the Transaction 
and/or Company, is being provided to you solely for information and is being given on the basis that the recipients keep confidential all such information. 

This document is confidential and may not be reproduced, redistributed or passed on, directly or indirectly, to any other person or published, in whole or in 
part, for any purpose and it is intended for distribution in the United Kingdom only to: (i) persons who have professional experience in matters relating to 
investments falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the “Order”); or (ii) persons falling 
within Article 49(2)(a) to (d) of the Order or to those persons to whom it can otherwise lawfully be distributed (all such persons together being referred to 
as “relevant persons”). This document must not be acted upon by persons who are not relevant persons. Any investment or investment activity to which this 
communication relates is available only to relevant persons and will be engaged in only with relevant persons. Any recipient of this document who is not a 
relevant person should return it immediately, not attend the presentation and take no other action. 

Neither this document nor any copy of it may be taken or transmitted into the United States of America, its territories or possessions or distributed, directly 
or indirectly, in the United States of America, its territories or possessions. This document does not constitute an offer to sell or the solicitation of an offer 
to buy the securities discussed herein. Neither this document nor any copy of it may be taken, transmitted or distributed into or in Australia, Canada or Japan 
or to Canadian persons or to any securities analyst or other person in any of those jurisdictions. Any failure to comply with these restrictions may constitute 
a violation of United States, Australian, Canadian or Japanese securities law. The distribution of this document in other jurisdictions may be restricted by law 
and persons into whose possession this document comes should inform themselves about, and observe, any such restrictions. 

The securities mentioned herein have not been, and will not be, registered under the US Securities Act of 1933, as amended (the “Securities Act”), under the 
applicable securities laws of any state of the United States or under the applicable securities laws of Canada, Australia or Japan, and may not be offered or 
sold in the United States (as such terms are defined in Regulation S under the Securities Act) unless they are registered under the Securities Act or pursuant 
to an exemption from, or in a transaction not subject to the registration requirements of the Securities Act and, subject to certain exceptions, may not be 
offered or sold within Canada, Australia or Japan or to any national, resident or citizen of Canada, Australia or Japan. No public offer of securities in the 
Company or any other entity is being made in the United States, Canada, Australia or Japan. 

This document is an advertisement and not a prospectus and investors should not subscribe for or purchase any shares or securities referred to in this 
document. The information and opinions expressed in this document are provided as of the date of this document. Certain statements, beliefs and opinions 
in this document, including those related to the Transaction, are forward-looking, which reflect the Company’s or, as appropriate, the Company’s directors’ 
current expectations and projections about future events. By their nature, forward-looking statements involve a number of risks, uncertainties and 
assumptions that could cause actual results or events to differ materially from those expressed or implied by the forward-looking statements. These risks, 
uncertainties and assumptions could adversely affect the outcome and financial effects of the plans and events described herein. Forward-looking statements 
contained in this document regarding past trends or activities should not be taken as a representation that such trends or activities will continue in the future. 
The Company does not undertake any obligation to update or revise any forward-looking statements, whether as a result of new information, future events 
or otherwise. You should not place undue reliance on forward-looking statements, which speak only as of the date of this document. No statement in this 
presentation is intended to be nor may it be construed to be a profit forecast. 

This document is not intended to provide and should not be relied upon for tax, legal or accounting advice. Prospective investors should consult their tax, 
legal, accounting or other advisers before making any investment. 

The instruments appearing herein are not readily realisable investments; it may also be difficult to obtain reliable information about their value or to the 
extent to which they are exposed. Investments can fluctuate in price or value and price, values or income may fall against an investors’ interest. Investors 
may not get back the full amount of their original investment. 

No person, who is privy to unpublished information concerning an offer, should deal or encourage dealing in the securities of the target or any other 
company involved in a potential transaction (or any derivatives or spread bets referenced to such securities) at any time where there is a reason to suppose 
a material transaction is contemplated or when it is known or believed that a potential transaction party has decided not to proceed with a deal. Any such 
dealing may constitute a criminal offence, breach of the Code and/or market abuse under UK law. 

By attending any presentation to which this document relates or by accepting a copy of this document you agree to be bound by the foregoing limitations 
and, in particular, you will be taken to have represented, warranted and undertaken that: (i) you are a relevant person (as defined above); (ii) you have read 
and agree to comply with the contents of this notice; and (iii) you will not at any time have any discussion, correspondence or contact concerning the 
information in this document or the Transaction with the Target, any of the directors or employees of the Company or the Target, their subsidiaries, nor with 
any of their suppliers, customers, subcontractors or any governmental or regulatory body without the prior written consent of the Company.
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For more information, or to discuss any of these projects, please contact: 

Jaco Jansen
+44 1624 855 282
jaco@artisanrealestate.co.uk 

CONTACT 


