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BACKGROUND OF THE PURCHASE 
We were offered this Property through a commercial agent. 


It was originally off market with a receiver who had instructed our agent to sell it.  


Titles were an ABSOLUTE mess.   So much so that the solicitors advised us not to 
complete at one point.


Tenant was in circa £25,000 in arrears.


At the time they were asking for £800,000 


We started at £500,000 


Agreed £550,000 


VAT nearly cost us the deal at the very last minute (TOGC) -  vendor had fallen out 
with EVERYONE including the receiver, and they were refusing to register a 
TOGC.
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Timelines
-  Agreed November 2015 


-  Completed 23rd July 2016 


-  Planning application -  August 2018 


-  Planning Approved -  March 2020  (something happened here)


-  Pre commencement Planning conditions Released -  May 2021 


-  Building Flooded-  September 2021 and Refinance 1


-  Build Started November 2021 


-  Completion Imminent -  almost 7 years later 

Get rich quick….



4

THE STRATEGY…….

-  In 2017 we had a pretty in depth thought process with this 
deal.


“ITS BIG, ITS IN THE BEST PART OF TOWN, ITS A LOVELY 
BUILDING, IT SEEMS CHEAP.”


Next door has the highest prices in the town for 
Apartments and has consistently.


Basically it was bought without a definitive plan, and 
probably a little bit of ego.
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FINANCING PT 1 
At the point of buying it, we completely winged the finance. 


We took an owner occupier commercial mortgage with RBS -  70% LTV.  WHY DID WE DO THIS?


ImmediLet “occupied” the Upper Floors and combined with the Ground Floor rent from the Bar 
we got a Term Loan with RBS 


£2140 a month Interest and Capital Payment 


Buildings Insurance was around £500pcm


Rent was £2500pcm + Service Fees


It basically covered itself, but we were paying down capital.   

No utility costs, no business rates etc.
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PROBLEM ONE - TENANT
Liquidator left us with a tenant in £25,000 worth of arrears. 


They also left us with a legal obligation to pay over any arrears to 
cover anything prior to our negotiation.


Our solicitor missed it, and they landed it on us at the point of 
completion.   
(Basically they wanted to add the arrears on the completion 
price, and we refused)  VERY COMMON BE CAREFUL 


Just as we completed loads of press about a relaunch of the bar 
in memory of Viola Beach….. 
Only issue was they owed £25k in rent, and still weren’t paying…..


Less than a month into owning it we had to barge in and threaten 
with eviction……we would have been popular.
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I’VE GOT 99 PROBLEMS AND 
THE JV IS ONE 

Why the Gap between 2016-2018?


Initially there was 3 of us in this deal.


Me, Nathan, A. N Other


I found deal managed process, Nathan to build, AN to fund.


On the term loan I was best placed to get it with RBS (best accounts), so the plan was I would lead the 
purchase, and we could restructure after.


Money would need to come from me to RBS as a result. 


Not long after completion funding partner said “I think I need a bigger return, I have been on an SA 
training and I don’t think we will cashflow like you have said.”


Erm, no.  A legal “debate” followed.  We came to an agreement.  Funder exited.
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PLANNING - AHHH, PLANNING.
Planning must have been friends with AN…….


C1 vs C3 -  which way to go?


Planning application and Listed Building Application at the same time.


Heritage officer = WOW.  Renowned.  


Nobody picked the app up for months, Warrington Council had a huge staffing 
issue (they effectively fired the whole department and didn’t replace them), 
case officer kept changing, we had 10+ meetings where we threatened to go to 
appeal, they didn’t know what conditions to set in the application as they had 
never dealt with an Aparthotel application before (90 day rule), and then tried 
to request illegal conditions (restricting our titles through planning) 


2 weeks into lockdown……..


They then dragged feet painfully through covid for condition releases (a year)
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DRAWINGS 21 UNITS ON 1ST AND 2ND FLOOR 

18 - 40M2

AVERAGE IS 28M2
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FINANCE PART 2 
Development Finance 


RBS came to the End of the 5 year term (2021) and told us they weren’t looking 
to extend.


Had paid down £50k plus in capital.  


Timing was perfect as we had planning approved and was ready to go.


Bridge replaced the Term Loan with RBS -  repayment was roughly the same 
but now interest only.  (Still covered by rent at this point) 


Development Finance to be released in arrears.  
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SWIMMING POOL……..
Just as we had instructed valuation…….


Used Aspray Loss Adjusters.


Claim paid out was roughly £36,000 
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NUMBERS  
Purchase Price -  £550,000


Development Costs -  £1.6m  (mainly Dev Finance, part SSAS pension angel)


Finance and other Costs -  £250,000


GDV -   £2.7m


Loan Offer =  £2,025,000


Money Left in =  £375,000 


Cashflow Forecast =  £281,000 per annum.


ROI =  SHIT HOT.


WE HAVE ALSO COMMITTED 
 £100K TO SET UP   
 
FURNITURE, WHITE GOODS, FITTINGS,  
BUSINESS SET UP  AND CONTRACTS
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OPERATION AND FORECASTS 

PLUS COMMERCIAL RENT @ £35K PA

£366k SA Income before 
Mortgage 


+  £35k  Commercial Rent 


-  £120k (£10kpcm Mortgage) 


=  £281k pa CF 
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VALUATION + FINANCE 3

Year one they value it at 13% vs Ebitda  
=  £2.3m


Year 3  - 12% of Ebitda  =  £2.45m


Plus commercial Valuation  

£30,000 pa as 7.5 % Yield = £400,000

OUR EBITDA OF £366K @ 13% = £2.82M

COMMERCIAL RENT @ £35K = £467K
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WHAT WILL THE FINAL SPEC LOOK LIKE?



WHAT NEXT….?

41 UNITS 

23 UNITS 



Tours in Groups 

Those that are waiting for the 
tour


Talk about what you are unsure 
of, or anything unclear?

Back for Questions post tour



ANY QUESTIONS?


