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What	is	this	prospectus	and	share	offer	about?	
We are seeking investors to buy and refurbish the Bosville Arms in Rudston through a combination of a 
community share offer, grants and private donations. This prospectus describes the share offer and how to 
invest. 
 
Our vision is: - 
 

• To purchase the pub as a community asset 
• To refurbish the building, making it accessible to all, including the less mobile. 
• To include a café area 
• To see the pub operated independently by a tenant who shares our community vision for a 

successful village pub & café 
• To restore the heart of the village with a pub & café that supports the local economy, enhances 

village life, helps alleviate loneliness and reduces rural isolation. 
 
Our priorities are: - 
 

• To open a community pub in Rudston that is inclusive and welcoming, serving reasonably priced, 
good quality food & drink in a friendly setting. 

• To build a sustainable business that is owned by the community and run for the benefit of the 
community it serves. 

• To offer social opening hours that will make our pub an accessible place to visit, catch-up with 
friends and meet new people. 

• To provide a place to find information, share news & views, get involved in activities and 
showcase local talent & expertise. 

• To introduce a range of additional services and events to appeal to the community as a whole. 
 
The Bosville Arms has great potential to be so much more than a pub. The second phase of development will 
be to refurbish the bed & breakfast accommodation to generate additional regular income.  
 
 

How	much	are	we	seeking	to	raise?	
Share offer target minimum is £200,000. The target maximum is set at £250,000. 

An estimated £325,000 will be required to purchase the building and carry out the renovations. Grants have 
been applied for in addition to loans which leaves a minimum £200,000 to be raised by the community. 
Contingency arrangements are in place if we do not hit the exact target. You can read more about these on 
page 15. If the offer is over- subscribed, we will accept applications up to a maximum of £280,000. You can 
read more about our options for dealing with over-subscription in the FAQs on page 19. Rudston Community 
Pub Limited has been formed as a Community Benefit Society, this Society is the legal entity through which 
we will work to raise the funds necessary to purchase the Bosville Arms, undertake refurbishment work and 
appoint a tenant to run the business. 

The Society is launching this share offer to raise money, giving locals and the wider community the 
opportunity to purchase a stake in this social resource and thereby make a tangible contribution to restoring 
an historical landmark at the heart of Rudston. 
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Summary	of	share	offer	
This share offer opens at 9am on Friday 24th January 2020 and closes at 6pm on Friday 28th February 
 

Share offer target minimum is £200,000. The target maximum is set at £250,000 

You need to be over 16 years of age to invest. Shares cost £50 each with a minimum investment of £200 (4 
shares). You can buy as many as you want to – up to £20,000 (400 shares) which is the maximum amount, 
per person, for this initial share offer. Shares must be paid for in full at the time of application. Purchases 
can be made:- 
 

• as an individual, as a business, organisation, or other body – Form 1 
• as a group of family or syndicate of friends – Form 2 

 
You can also buy shares as a gift for someone else and/or just make a donation to the society. Choose 
Form 3 if you do not want to become a member of the Society by purchasing shares in your name, but still 
want to offer support by gifting shares or making a donation. 
 
Please fill in the appropriate application form at the back of this document or downloadable 
at www.rudstoncommunitypub.co.uk 

 
If we meet our target, we will issue share certificates; if not, we will refund your money. 
 
It is important that as many local people take part as possible irrespective of the amount invested and so 
smaller investments from the same family are of real value. 
 

You will be investing in the Rudston Community Pub Limited. This is a Community Benefit Society registered 
with the Financial Conduct Authority with the purpose of buying the pub. Each shareholder will have an 
equal say with ‘one member, one vote’ regardless of the number of shares held. 
 

The management committee reserves the right to extend the offer beyond this initial period if they believe 
doing so would be of benefit. 
 
 

 
Please invest to save the Bosville Arms but before you do so, it is very important that you read 
this share offer document. It provides you with information about the share issue, the Society, 
and how the Bosville Arms will do business in future. 

http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-1.pdf
http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-2.pdf
http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-3.pdf
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The Bosville Arms has great potential to be so much more than a pub. Professionally run and well- managed, 
we believe that the business can be profitable. In the unlikely event it is not, the community will own a valuable 
asset – the building and land associated with it. If necessary, the asset could be sold in order to return funds 
to investors. Our investment is in the building and land – the bricks and mortar – not the licensed business. 
 

This is a one-off opportunity so we should not let it pass us by. 
 
By purchasing shares, you will have a stake in this social resource and be making a tangible contribution to 
restoring the heart of Rudston. 

The business case for this project is fully detailed in a separate section of this document – The Business Plan. 
The Plan is also available on our website www.rudstoncommunitypub.co.uk or please request a copy by email 
– rudstoncommunitypub@gmail.com  

The Business Plan is essential reading for anyone considering investing in our project. 
 

We look forward to welcoming you as a shareholder! 
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A	building	of	national	importance	
The current Bosville Arms building appears in records from around 1892, where it is listed in gazettes 
with the publican as a Thomas Hall, the pub was used as a venue for labour fairs where local farmers 
would recruit workers. The name links the pub to the Bosville Family who came to England in the 
eleventh century with the Normans, they moved into Thorpe Hall near Rudston in 1773, it is believed 
that they built the pub soon after this. 

 
 
 
The Bosville Arms is in the centre of the village of Rudston, in the East Yorkshire Wolds and lies on the 
B1253 road which is designated as the “scenic route” between York and the coast at Bridlington. The 
village of Rudston has many attractions including the Neolithic Monolith near the church which also has 
a fine Norman tower), which at over 27ft tall is the largest single standing stone in England and said to be 
over 4000 years old. This area is also at the centre of a “Hockney trail” where the artist David Hockney 
painted many scenes. Many tourists are attracted to this area for these attractions and to enjoy walking, 
cycling & horse riding. 
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Location,	Location,	Location	
Rudston and the surrounding area justifies a designation as an area of outstanding interest due to: 
 

• Its position within the picturesque rural East Yorkshire Wolds but only 7 miles from the coast with 
many outstanding beaches and cliffs.  

• Rudston is one of the oldest inhabited villages in England, named in the Domesday Book of 1086 
and means 'rood' or 'cross' stone, referring to the monolith 

• Rudston is the centre of an unparalleled grouping of four Neolithic cursus monuments with the 
monolith at their centre 

• The Grade I listed Anglican parish church is of 14th-century origin but with a tower dating back to 
1050.  

• The author Winifred Holtby was born in Rudston and is buried in the church graveyard. 
• The artist David Hockney painted many of his famous landscapes in this area, a “Hockney trail” 

can lead visitors to the sites of these paintings.  
• Today, it is a small rural village of 389 people. 

 
 
 

The	need	to	retain	the	Bosville	Arms	
For as long as anyone can remember there has always been at least one pub in Rudston, the last sale of the 
Bosville Arms took place in 2013 and it re-opened following a period of internal remodeling, it was only open 
for a relatively short period with erratic management then closed again with the owner submitting a change 
of use application to convert the building into a residential dwelling and build further houses on the site. 
Planning permission was refused by ERYC and a subsequent appeal was also refused by planning inspectors 
as it was considered to be an asset of significant value to the community. 

Other than the village hall, there are no meeting places or shops within the village. Therefore, the pub has 
always been at the heart of Rudston and its demise has been a significant loss to the social fabric of this rural 
community. 
After much discussion and public meetings, the people of Rudston decided to do something about this 
situation. This community wants to save The Bosville Arms from redevelopment by purchasing it at a realistic 
price, refurbishing and re-opening it as our own Community Pub and Café, the first in this area of the East 
Riding. 

To build the case for retaining the pub and to inform plans for developing it, a series of public meetings and 
consultation events were held. A questionnaire was distributed to all who attended, and views sought in 
the surrounding area. All events have been well attended and demonstrate that there is enthusiastic and 
significant support for the proposals to create a community owned pub that would meet local needs. 
 
In the past, the Bosville Arms has traded successfully and a considerable fund of goodwill towards the pub 
remains in the village and in the local catchment area, the pub has in the past been well used as a village 
and destination pub and restaurant.  
 
Our most recent community meeting included a presentation from an established community pub (The 
George & Dragon in Hudswell) to gauge opinions and views, and launch a share pledge scheme. Attendance 
was very good with over 90 people, 100% in support of the project. To date 60 individuals or couples so far 
have pledged financial support for the project. This information has been used to develop a business plan 
and this prospectus. 

Overall the level of interest shown demonstrates there is demand for the services that we aim to offer at 
the revitalised Bosville Arms.
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An	“Asset	of	Community	Value”	
During the planning process, Rudston Parish Council applied for the Bosville Arms to be listed with ERYC as 
an “Asset of Community Value” (ACV) . An Asset of Community Value registration is the mechanism provided 
by the Localism Act of 2011 under which a six- month moratorium can be placed on the sale of an asset in 
order to allow a community group the time to raise funds to make a bid to purchase. The Act only provides 
the time and right to bid it does not give any preference in terms of the actual purchase. Importantly, a local 
planning authority can also consider ACV status as a material consideration on a planning application, and 
so ACV listing could be an extra factor the local planning authority has to take into account when considering 
any application to change the use of a pub. This then offers an extra layer of protection for communities 
wanting to keep venues operating as pubs and further develop facilities for the benefit of the community.  
 
 
Why	Community	Pubs	Succeed	
The first co-operative pub opened in 1988 (Tafarn y Fic in Llithfaen, Gwynedd). By 2010 there were still only 
five community pubs in the UK. Legislation in 2011 (The Localism Act) introduced the designation of an Asset 
of Community Value (under which community groups have a six-month moratorium period in which to bid), 
and The Plunkett Foundation, working with others in the industry, developed the co-operative pub model.  

By the end of 2017 there were 85 community-owned pubs and 153 communities exploring community pub 
ownership (Source Plunkett Foundation). Although still a relatively young sector, to date there have been no 
co-operative pub closures in the UK, therefore maintaining a survival rate of 100%. This compares extremely 
positively with estimations for UK businesses which have an estimated 5 year survival rate of 41% (Office for 
National Statistics) and is one of the best business survival rates anywhere in the world. 
 

Membership	-	Getting	Involved!	
It is also important for the community to pro-actively organise and support events at the pub. As the pub 
develops, there may be opportunities for volunteers to help such as organising group activities e.g. book 
club, guided walks, internet cafe and social teas.  
Building on the goodwill expressed so far, we will also be seeking help in the initial phases of the pub 
development following its purchase. This will involve refurbishing the premises, decorating, gardening, 
cleaning and publicising the grand re-opening! 
 
Individuals as shareholders can participate through the legal mechanism of Annual General Meetings or by 
putting themselves forward as a management committee member. 
 
The Community Benefit Society is controlled by its members. Every member has one vote. All members will 
be provided with an Annual Report which sets out how the enterprise has developed its activities over the 
previous year and will include audited accounts. Members will also be invited to the Annual General Meeting 
at which the report will be presented and discussed. At each AGM, all the Management Committee will 
retire and may be re-elected or replaced by new Management Committee elected from amongst the 
membership. 
 
The rules of the Society also provide for several other ways in which the membership may hold the 
Management Committee accountable for the running of the Society, including the calling of a special general 
meeting if this is required.



Rudston Community Pub Limited is a Community Benefit Society registered with the Financial Conduct Authority under 
the Co-operative and Community Benefit Societies Act 2014, registration number 8266. A Member of the Plunkett 

Foundation www.rudstoncommunitypub.co.uk 
Page 10  

 
 
 
 

 
Crucially shareholders will be encouraged to provide feedback to 
the tenant and the Society, be ambassadors for the pub as 
repeat customers and encourage others. 

 
Investing	for	social	benefit	
We have been advised by the Plunkett Foundation regarding the registration of the Society. We have 
developed our Society Rules from their templates for community pubs. 
 
Community Benefit Societies are regulated by the Financial Conduct Authority. We have chosen this legal 
model because it emphasises the social benefit of the investment we are asking our members to make. 
Incorporation gives the members and Management Committee the protection of limited liability, just like a 
limited company, but unlike a standard limited company, a Community Benefit Society is not designed to 
generate private profit, but to deliver a community benefit (though every effort will be made to ensure 
investors will receive a fair rate of interest from their investment over the medium to long term). 
 
This model guarantees that the assets the society will own will be used for the benefit of the community 
and cannot be disposed of for the private profit of the Management Committee or members. 
 
The Co-operative rules, which act as our constitution can be viewed 
at mutuals.fca.org.uk 
Please follow this link, click on the “Documents” tab and download the “Registration of a new Society” 
document. 
 
Providing that they behave responsibly, reasonably and legally and take out necessary insurances, 
incorporation protects the members and Management Committee of the society from any legal action 
against them as individuals and eliminates any access to their personal finances in the event of the 
enterprise entering receivership. 
 
 
 

Any person who buys shares becomes a member of the Society. 
Each member has one vote irrespective of how many shares they 
own.

https://mutuals.fca.org.uk/Search/Society/30532
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Buying	Shares	
Each share costs £50 and the minimum purchase is 4 shares. More shares can then be purchased, in any 
quantity, up to 400 shares - the maximum amount, per person, for this initial share offer. 
 

Number of shares One-off 
Purchased Cost £ 

Minimum 4 £200 
6 £300 
7 £350 
8 £400 
9 £450 

10 £500 
50 £2500 

100 £5000 
200 £10,000 
300 £15,000 

Maximum 400 £20,000 
 
 
 

Membership is open to any person (whether an individual, a corporate body or the nominee of an 
unincorporated organisation) who completes an application for membership and is 16 years of age or over.  
 
If you do not wish to purchase the minimum number of 4 shares but would still like to contribute you can 
make a donation, but this will not entitle you to voting rights or any other shareholder benefits. 
 
All applications are subject to acceptance by the Management Committee who may refuse membership 
at its absolute discretion. 
 
All prospective investors are advised to read the full terms which are set out in the Model Rules which 
act as the constitution for the society. 
These are available from mutuals.fca.org.uk 
Please follow this link, click on the “Documents” tab and download the “Registration of a new Society” 
document. 
    
   The business case for this project is fully detailed in Section 2 and is essential reading for anyone  
      considering investing in our project. 
                   
Shareholders should expect to receive a modest return on their investment in the form of interest, with no 
capital growth on the share value. When the business is profitable, the shares will become interest bearing 
(not exceeding 5% or 2% above the base rate of the Bank of England whichever is the greater) and may 
become withdrawable after a minimum period of 3 years, subject to profitability and availability of funds. 
Interest will be derived from the rental income paid by the pub tenant. 
 
This share offer is not covered by the Financial Services Compensation Scheme and investors have no 
recourse to an ombudsman. You could lose some or all of the money you invest.

https://mutuals.fca.org.uk/Search/Society/30532
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Withdrawing	Shares	

In order for the Society to develop the business we will require investors to commit to keep their investment 
in the Society for at least three years before withdrawing it. After that time, they will be required to give 
three months’ notice of their intention to withdraw funds. Withdrawals will be paid out in the order in which 
the requests are received, up to a maximum total withdrawal specified for the financial year. The Society 
rules will give the Management Committee the power to refuse a request to withdraw funds if it would 
endanger the business. It is our firm intention not to use these powers unless absolutely necessary. We will 
endeavor to return capital to investors when requested. Once the target investment has been obtained, we 
hope there will be a waiting list of new members ready to replace investors who wish to withdraw funds. 
Whilst we anticipate that the business will become profitable and able to pay a competitive level of interest 
to its members, we anticipate the Society will not be able to pay any interest until trading year 2. 
 
The shares that members buy are withdrawable as set out above, but they are not transferable (i.e. 
members shares cannot be transferred to anyone else except in the case of bankruptcy or death of the 
shareholder). This arrangement allows the Society to be exempt from the Financial Services and Markets 
Act for Society share issues. 
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Management	Committee	
A Management Committee comprising of not less than three and not more than twelve members will 
manage the Society. They will be accountable to the membership and will report to them via a newsletter 
and an AGM. 
 
The first members of the Society are those who signed the application for FCA registration and these 
members appointed the first Management Committee that will then serve until the first Annual 
Members Meeting, which will be held as soon as is practicable after the opening of the pub. Start-up 
provisions require that all members of the first Management Committee will retire at the first Annual 
Members Meeting, although they are eligible to stand for re-election. 
 

The first Management Committee all live in Rudston but come from a wide variety of backgrounds. This 
team has a broad range of skills and experience to draw on, including expertise in strategic business 
development, budgeting, finance, marketing and other community committees. The Management 
Committee is supported by The Plunkett Foundation and the More Than A Pub project team. The Committee 
is also in contact with advisors with experience in community assets. This is a group of people who are 
passionate about saving the village pub and creating a community asset for all to enjoy. 
 
Ian Simmonds – Chairman 
Ian and his wife settled in Rudston in 2013 where he has found an exceptional warmth and friendliness in 
the local community. Ian originally trained as a marine engineer and worked as an Engineer Officer in the 
Merchant Navy for 10 years, since then he started and continues to run an independent engineering 
equipment business. In addition to the steering team role with the Rudston Community Pub, Ian is also a 
member of Rudston Parish Council.  
 
Su Todd – Treasurer 
Su Todd has lived in Rudston with her husband Richard since 2016.  She has worked in administration for 
many years in a variety of sectors.  She has recently taken on the role of Parish Clerk for Rudston and Burton 
Agnes Parish Councils and also works as a Freelance Administrator 
 
Jean Simmonds - Secretary 
Jean is Rudston born and bred! Both her parents and grandparents have lived in Rudston, so she has a long 
family history with the village and the pub. She is a qualified Social Worker, performing this role for many 
years with East Riding and North Yorkshire Councils. She now works as an office manager and lives in 
Rudston with her husband Ian. Jean really misses having a pub in the village and is very willing to do all she 
can to make our community pub & café project happen. 
 
David Matthews – IT & web support 
David has lived in the village with his Wife for almost 7 years.  David has worked as a Civil Servant for  
14 years and his current role is that of manager of a ‘Technologies and Media Specialist Team’. 
David and his Wife enjoy socialising and have close links with the Bosville Arms, having held their Wedding 
reception there. 
 
Alison Starkey – Founder member 
Alison has lived in Rudston for over 20 years, she has been a keen supporter of the community pub project 
since it started. She is a qualified Physiotherapist and continues to work in Primary Care in Bridlington. 
Alison is also a member of the Parish Council. 
She has 2 teenage children whom she hopes will be also be able to benefit from having a local pub for 
many years to come.  Alison is looking forward to raising a glass of red wine in the Bosville Arms once 
again!
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Simon Rhodes – Founder member  
Simon has lived in the village with his Wife and 2 teenage children for 21 years.  Simon has been an 
enthusiastic supporter of the community pub project and is keen to share a beer with friends in the Bosville 
Arms! 
Simon is a Manager of a local car garage and is a familiar face to most residents in the village.  Simon is a 
past Chairman of the Village hall committee and is a member of the Parish Council. 
 
Richard Todd 
Richard moved to Rudston with his wife Su in 2016 – a few weeks before The Bosville Arms closed.  His 
business background is varied, starting in the building industry to landscape gardening and mainly in the 
transport industry, and has run his own business since 1989 employing many staff during this time.  Richard 
and Su have been building their own house in Rudston and are keen to see the pub re-open and are actively 
involved as committee members of the Rudston Community Pub Group. 
 
Brandan McEvoy 
Brendan is a retired civil servant, having worked in Human Resources as a coach and management trainer. 
He moved to the village in May 2015 and has a keen interest in seeing the Bosville Arms reopened and fully 
functioning as a local village pub and community hub.  
 
Helen McEvoy 
Helen is a retired Secondary Headteacher and found a great welcome in the Bosville Arms on arriving in the 
village in 2015. It was a great place to meet up with friends and neighbours, and was invaluable when our 
daughter was married in the village church in August 2016. She looks forward to the reopening of the 
Bosville Arms as a community hub and meeting place.
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Financial	projections	
The capital cost of the plan is projected to be £328,500 which we aim to raise through a community share 
offer of £200,000 along with £130,000 of loan & grant funding from the Plunkett Foundation and other grant 
sources. It is also important to ‘invest’ in the right tenant with the attitude and aptitude to see the pub 
thrive and grow once more. This would be achieved through a stepped rent approach as the business grows 
thereby increasing the interest paid to shareholders. 
 
 

Financed by 
Community Shares £200,000 
Plunkett Foundation loan/Grant £68,000 
Additional grant funding £62,000 
TOTAL FUNDING £330,000 

 

	

What	happens	if	we	don’t	raise	enough	money	from	the	share	offer?	

If we can’t reach the community shares target of £200,000, we still have some options: 
1. Access other funding streams – for example the Community Shares Booster Programme (run 

by Power to Change and Co-operatives UK) may contribute towards our target through an 
investment in shares that will be held by Coops UK on the same terms as all other investors’ 
shares  and / or 

2. Further extend the period of the share offer; or 
3. Close the share offer, refund everyone’s money and disband the Society. 

 
Please remember that by purchasing shares, you will be making a tangible contribution to restoring the 
heart of Rudston – nobody wants to see Option 3. 
 
On a positive note, we have already received share pledges exceeding £150,000.  
 
 

Allocation	of	Funds	
	

Cost of Acquiring the Building and Land** £ 250,000 
Cost of Refurbishment Pub, Restaurant and Tenant Accommodation* £   75,000 
Stamp Duty £     2,000 
Legal fees £     1,500 
Total  £328,500 

 
** The purchase price is not believed to be subject to VAT as there is no business currently trading. 
However, if this proves not to be the case this has no net effect on the financial projections as the Company 
will be VAT registered which means this is recoverable. 
* A breakdown of the improvement costs is contained in the business plan.
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*  

Profit	and	Shareholder	Interest	Payments	
The profit referred to below relates to the income derived from the tenant’s rental payments less the costs 
incurred by RCPL which are mainly additional buildings insurance and loan repayments. The trading entity of 
the pub and café is owned and operated by the tenant. 

 
Expected income / expenditure Year 1 Year 2 Year 3 Year 4 Year 5 

Surplus from start-up funding (1) £27,600     

Membership shares (2)    £5000   £5000   

Rental income from tenant (3)  £8,000 £16,000 £18,000 £18,000  £18,000 

  Expenses (insurance, fees) £2500 £2500  £2500 £2500 £2500 

Publicity & media £1000 £1000 £1000      £500      £500 

Loan repayment on £34,000 (4)  £5197  £5197      £5197   £5197 

Legal expenses (tenancy agreement) £2000       

Profit  £30,100 £12,303 £14303    £9303 £9803 

Interest to Shareholders (£)    £4000   £4000     £6000 £6000 

% interest paid on £200,000 (5)  2% 2% 3% 3% 

  Contingency for repairs (6)  £2000 £2000 £2000 £2000 £2000 

Shareholder Reserve £28,100    £6303    £8303    £1803   £1803 

Reserve carried forward £28,100 £34,403 £42,706  £44,509 £46,312 

 

	
Risks	
Whilst we believe that the business will be profitable, the ownership of the asset (the land and buildings) 
provides members with an additional high level of security. However, with any business there are risks. 
Therefore, it is important for members to understand that there is a potential risk that the business may 
fail, and land and property values may fall. If this were to occur the value of a share in the Society could 
reduce. 
The Society’s rules determine that any surplus made by the Society after it has paid interest to its 
shareholders must either be reinvested in the business or used for the benefit of the local community or for 
another charitable or community purpose. Management Committee and members are forbidden from 
benefiting in any other way from the activities of the Society. It is our intention that the Society will continue 
to operate a public house and café for the benefit of the village of Rudston for the foreseeable future. If, 
however, the membership should choose, in the future, to dispose of the property, any surpluses that may 
arise after all the shareholders have been paid back the amount they invested plus any outstanding interest 
due, must be used for a charitable purpose. This does not prevent the Management Committee choosing to 
reflect the fact that the enterprise has made a profitable sale in the level of interest paid to members in the 
final year of operation, providing that this interest is within the rules adopted by the Society. 
As a member and shareholder of Rudston Community Pub Limited you are part owner of the Society. 
If the Society is unable to meet its debts and other liabilities and becomes insolvent the land and building 
would have to be sold to cover those liabilities. Should that sale of assets fail to cover the liabilities you could 
lose your entire investment. Therefore, this may be an inappropriate investment for your savings.
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The Financial Services Compensation Scheme, which applies to bank accounts, does not apply to your share 
account. The Society, unlike banks and building societies, is not subject to prudential supervision by the 
Financial Conduct Authority. Under the Society rules any dispute may be the subject of arbitration by the 
Chief Executive of the Plunkett Foundation. 
 
Your investment in the Society may receive interest but does not enjoy any capital growth. It is primarily for 
the purpose of supporting the Society and not for financial gain. As a Society, the maximum return offered 
to investors by way of interest will always be limited to the returns described earlier. 
 
Additionally, there are risks post purchase regarding: 
 

• Finding and retaining a suitable tenant to grow the business 
• The cost of building renovations may be different from those estimated. 
• The full funding requirement may not be in place to proceed with the whole project 

and it must be scaled back in some way. 
 
Further detail on the risks and mitigations is set out in The Business Plan which is shown in Section 2 of this 
document. 
 

	
Management	Committee’s	Declaration	
Due care has been taken in preparing this prospectus, a process that has been overseen by the 
Management Committee. The information is provided in good faith and is as accurate as possible, at the 
date of production. 
 
Thank you for taking the time and trouble to read this prospectus. We hope you are as enthusiastic as the 
Management Committee about the future of the Bosville Arms under community ownership and 
wish to share in our vision. 
 

To open a community pub & café in Rudston that is 
inclusive and welcoming, serving reasonably priced, good 
quality food & drink in a friendly setting. To build a 
sustainable business that is owned by the community and run 
for the benefit of the community it serves. 
 
Please invest and help us to restore the heart of our rural community. By joining 
together, our community heart will grow bigger, stronger and last longer. 
 
 
 

         We look forward to welcoming you as a shareholder!
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Rudston Community Pub Limited 
 E: rudstoncommunitypub@gmail.com 

W: www.rudstoncommunitypub.co.uk 
 

20th January 2020 
 
 
 
 
 
 
In preparing this share offer we have received support from the following organisations 
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Frequently	asked	questions	-	FAQs	
The Management Committee of Rudston Community Pub Limited has discussed and consulted on the 
proposals outlined in this prospectus with many villagers and potential investors. There is considerable 
enthusiasm and support for the proposals and inevitably some questions. Some of the most common are 
addressed below. 
 
Why is this being done? 
  
In the past, the Bosville Arms has traded successfully and a considerable fund of goodwill towards the pub 
remains in the village and in the local catchment area, the pub has in the past been well used as a village and 
destination pub and restaurant. Following its closure there was widespread support throughout the 
community to retain the pub and so the campaign to purchase it as a “community pub” started. 
 
There are currently over 85 community pubs across the UK using the same membership model. All of 
them are trading successfully and none have closed. You can be part of this movement that invests in 
local communities and provides local services. You also have the opportunity to get a drink in your very 
own community pub! 
 
What is the future for the pub? 
 
We aim to open a community pub and café that is inclusive and welcoming, serving reasonably priced, good 
quality food and drink in a friendly setting. This will be a sustainable business that is owned by the community 
and run for the benefit of the community it serves. 
 

Social opening hours will make our pub and café an accessible place to visit, catch-up with friends and meet 
new people. A place to find information, share news and views, get involved in activities and showcase local 
talent and expertise. 
 

The plan is to appoint a professional tenant with the experience and skills to run the pub and café as a 
profitable and successful business for the benefit of all villagers and the wider community. 
 

How do I become a member of Rudston Community Pub Limited? 
 
Simply by completing the application form at the back of this prospectus. 
Members are asked to invest a minimum of £200 up to a maximum of £20,000 in multiples of £50. Each 
member will have an equal say irrespective of how much they invest. The initial Management Committee 
that has formed the Society are accountable to the membership and will, in future, be elected by them. 
Members will receive a regular newsletter and are encouraged to attend the Annual General Meeting and 
other special meetings that may be called from time to time. There are many more opportunities to get 
involved and participation is actively welcomed. 
 
How much needs to be raised? 
 
We estimate £330,000 will be required to purchase the building and carry out the renovations. We have 
applied for equal grant/loan funding of £68,000 from the “More than a Pub” Programme and additional grant 
funding of £62,000 from a number of other sources which leaves £200,000 to be raised by the community 
via a share offer. If the amount raised by shares exceeds the target, this will reduce the level of loan required. 
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What are the likely returns? 
 
When the business is profitable, the shares will become interest bearing (not exceeding 5% or 2% above the 
base rate of the Bank of England whichever is the greater) and only withdrawable after a period of 2 years. 
 
Your investment will not only be a financial one. We are seeking active members who will contribute 
to the Society and support the pub and all its associated activities. 
 
We believe that the business will be profitable, but if it is not, the Society will own an asset – the building 
and land associated with it - which can be sold to return funds to investors. Your investment is in the 
building and land – the bricks and mortar, not in the licensed business. 
 
What if we are over-subscribed from people wishing to invest? 
 
If a greater sum than required is raised there are four possible outcomes: 
 

• A limit could be applied to individual investments to match the overall budget requirement. This 
might mean some preference for smaller investors, say those wishing to invest up to £5000 and 
a proportional allocation for those above. A figure would be set once we know the overall level 
of investment. 

• Increase the budget requirement so that we can invest in further development of the asset to 
support the overall viability of the pub and still achieve a return for investors. 

• Increase the level of reserve held to cover future share withdrawals. 
• A waiting list would be put into operation. Any funds not immediately invested would be returned. 

 
Note that that the Management Committee reserves the absolute right to determine the most appropriate 
approach in this eventuality. 
 
 
What if we do not attract sufficient interest from investors to complete the purchase of 
the Bosville Arms? 
 
We do not know how much a share offer might raise until we try, although we already have pledges 
exceeding £150,000. If we do not attract the anticipated funds and/or grants and donations, there will be 
insufficient capital to acquire the freehold. In this case the purchase will not proceed. 
 
The money from potential shareholders will be collected and banked, but no share certificates will be issued. 
If, at the deadline that we set, insufficient shares have been purchased, the share issue will be halted and 
all those who have invested will have their investment returned to them in full. 
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What if many Shareholders want to withdraw their investment at the same time? 
 
The Management Committee intend to sell shares and attract grant aid and loans that will allow the Society 
to buy the building and refurbish it. In subsequent years, the Society will aim to build up a reserve from the 
rent prior to payment of interest to shareholders. By the end of the third year this reserve fund should stand 
at around £42,000. The reserve fund will not be used to run or develop the business but to cover future 
liabilities and contingencies. 
 
To allow for this, shareholders must agree not to withdraw funds for the first three years, to allow the 
business to establish itself. After that they will be required to give three months’ notice if they wish to 
withdraw shares. 
 
So, the earliest that any shares can be withdrawn is three years and three months after the business has 
been launched. As the business grows, each year a proportion of the expected surplus will be added to this 
reserve fund. If a shareholder gives notice that they wish to withdraw shares, then shares of the same value 
will be marketed and can be acquired by new or existing shareholders. Ideally, new shareholders from a 
waiting list will be found to replace those shares that are to be withdrawn and there may be a time limit on 
any refund to allow this to happen. If they cannot be replaced, then the reserve fund can be utilised. 
 
Providing that the business is successful and pays interest in line with the financial predictions it is unlikely 
that large numbers of shareholders will wish to withdraw their shares at the same time. This is the 
experience of other community owned pubs. 
 
Will the three-year rule be strict? 
 
Yes - the Society asks that every member commits their investment for at least three years. If a member 
genuinely needs to withdraw their shares in advance of these deadlines, then the Management committee 
has discretion to allow this and will make every effort to facilitate it, subject to the availability of funds. 
 
Might there be a further share offer? 
 
This may happen to raise funds for: 

• Any shareholder who wishes to withdraw, or 
• If there is a need to invest additional capital to develop the business further. 

 
What if the business is not viable? 
 
If, at any stage, the prevailing market conditions are so adverse that, despite best efforts and the support 
of local users, the business does not develop in the way anticipated, then the Management Committee will 
be forced to close the pub and offer it for sale as an Asset of Community Value. Options for the future use 
would have to be considered to make the asset saleable at a price that should be more than enough to pay 
back shareholders in full. This is not an outcome that we seek as the priority is the future of the pub. 
However, this possible course of action should give investors the security they need in the unlikely event of 
the enterprise being unsuccessful. 
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What if the costs of improving the building are higher than the allocated budget or more work is needed? 
 
 
We have undertaken an initial survey of the external condition of the pub and taken evidence of the internal 
condition from other sources, with some provisional budget figures estimated at the higher range of 
potential costs. As we progress, more detailed estimates will be obtained to refine the costs. We are also 
hoping to attract volunteers to help. Several people have already indicated they are willing to contribute in 
this way. Should costs be materially different from the figures used to build up the business plan then the 
project will be re-assessed, and the business plan and budget revised. Works have been put in a priority 
order and we are confident that the essential works can be completed within the budget provision. 
 
Can people group together to buy shares? 
 
Yes, one person can apply to become an individual member, as the representative of up to 9 others as a 
group/syndicate. The applicant will need to provide the names of the other people in the group when the 
application is made. The individual member will have one vote, as the group’s representative. The other 
people in the group will not have individual voting rights. 
 
Can members pass on their shares to others? 
 
No, shares can only be sold back to the Society at the price at which they were bought. The only 
circumstance in which they can be transferred is as part of your estate when you die or in the case of 
bankruptcy. 
 
How do the Management Committee ensure that the tenant is running the business successfully? 
 
The successful tenant will be expected to have a business plan as part of the recruitment process. This will 
be monitored periodically to see that it is being delivered or needs changing as the business responds to 
demand and grows, etc. The Management committee will support the tenant (without interfering in the day 
to day running of the business) and may offer mentoring to help with the start-up nature of the business. 
The Management committee will be able to make suggestions on behalf of the community and ensure that 
the tenant positively seeks user feedback and attracts new customers. 
 
Will a prospective tenant be put off by the thought of having around 150 members who want a say in 
how their pub is run? 
 
Having 150 shareholders gives a base of committed customers who will be investors and want to ensure the 
success of the project. The tenant will be responsible for the day to day running of the pub and the decisions 
that go with that as will reacting to customer feedback and experience to support the growth of the 
business. The Management committee will reflect the wider shareholder voice through its relationship with 
the tenant. 
 
Why should someone who does not live in Rudston be interested in investing in Rudston Community Pub 
Limited? 
 
Why not? British pubs are an ‘institution’ and if not supported they will be lost. A community owned pub is 
a successful model that has achieved national and international interest elsewhere. We do not see why we 
should be any different. Uniquely investors will also part-own a traditional country pub and a bit of the East 
Yorkshire Wolds which will always have a premium attached to it! 
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Application	Procedure	
Please read the rules below and complete the appropriate application form. 
 
as an individual – Form 1 
as a business, organisation, or other body – Form 1 
as a group of family or syndicate of friends – Form 2 
 
To buy shares as a gift for someone else or make a donation to the society choose Form 3 if you do not 
want to become a member of the Society by purchasing shares in your name. 
 
By completing an application form the applicant offers to subscribe, on the terms and conditions contained 
in the Share Offer document, for the value of shares specified, or such lesser number as may be accepted. 
Applicants must be 16 years of age or over and may be requested to provide additional evidence of identity 
to comply with Money Laundering requirements. 
Once an application has been submitted and approved it cannot be withdrawn. 
Multiple applications will be admitted providing that they do not result in a member holding more than the 
maximum shares allowed of 400 (value £20,000) for the initial share offer. 
 
Applicants can pay for shares by electronic bank transfer or cheque. 
 
 Make an electronic bank transfer from your online bank account (with your name as the reference) to     
“Rudston Community Pub Ltd”, Account No. 65886641 Sort Code 08-92-99 with Co-operative Bank,  
 Or write a cheque for the necessary amount payable to “Rudston Community Pub Ltd” then take or post the 
completed application form to the address below or email it to rudstoncommunitypub@gmail.com.    
 
Rudston Community Pub Limited – Share Offer, c/o New Manor House, Rudston, Driffield, East Yorks, 
YO25 4XB 
 
Please note that all funds will be held in a bank account in the name of Rudston Community Pub Limited, 
separate from any other financial activities, until the share offer is complete. 
 
Incomplete or inaccurate applications may be accepted, as if complete and accurate, at the Society’s 
discretion. 
 
Results of the offer will be published on our website, on village notices and all applicants will be informed 
by email. 
 
If the share offer is oversubscribed and RCPL is unable to offer any or all of the shares applied for, RCPL will 
refund the applicant (the whole or the difference). 
 
An applicant who receives shares agrees to be bound by the rules of Rudston Community Pub Limited. 

http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-1.pdf
http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-1.pdf
http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-2.pdf
http://rudstoncommunitypub.co.uk/wp-content/uploads/2020/01/Form-3.pdf
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Form 1 – Purchase shares as an individual or as a business, organisation or 
other body 
 

 
Name 

First Name(s)  

Surname  

Company or Group name (if 
applicable). 

 

 

Address No. or House 
Name 

 

First Line  

Second Line  

Village, Town or City  

Post Code  

E-mail  

 
Telephone 

Home  

Mobile  

 
I wish to purchase shares as follows (Minimum 4 shares, Maximum 400 shares): 
 

No. of Shares @ £50 each 
 Total Value of Shares (No. 

of Shares x £50) 
 

 
Please make cheques payable to: 
 
Rudston Community Pub Limited. 
Or make a bank transfer to our account with the Co-operative Bank plc 
Account no 65886641 
Sort code 08-92-99 Please reference your payment with your surname and first initial 
 

 
Signed 

 

Date  

 
Completed forms and cheques should be returned to: 
Share Offer, Rudston Community Pub Limited, c/o New Manor House, Rudston, Driffield YO25 4XB 
 
CLOSING DATE 6 pm on Friday 28th February 2020 
 
By requesting that I become a member and investing in Rudston Community Pub Limited, I agree to my name, 
address, phone number, email address (where applicable) and the number of shares I wish to purchase being held 
on a computer database. I understand that this information will only be used to maintain a register of members 
and potential members as required by the rules of the Community Benefit Societies, for posting of notices 
regarding the activities of Rudston Community Pub Limited and will not be passed to third parties. 
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Form 2 – Purchase shares as a group of family or syndicate of friends 
 

 
Name 

First Name(s)  

Surname  

Address No. or House 
Name 

 

First Line  

Second Line  

Village, Town or City  

Post Code  

E-mail  

 
Telephone 

Home  

Mobile  

I wish to become an individual member of RCP Ltd, as the representative of up to 9 others. The names of 
the other people in my group/syndicate are (maximum 9) 
 

   

   

   

 
I wish to purchase shares as follows (Minimum 4 shares, Maximum 400 shares): 
 

No. of Shares @ £50 each 
 Total Value of Shares (No. 

of Shares x £50) 
 

 
Please make cheques payable to: 
 
Rudston Community Pub Limited. 
Or make a bank transfer to our account with the Co-operative Bank plc 

Account no 65886641  

Sort code 08-92-99 Please reference your payment with your surname and first initial 
 

 
Signed 

 

Date  

 
Completed forms should be returned to: 
Share Offer, Rudston Community Pub Limited, c/o New Manor House, Rudston, Driffield, YO25 4XB 
 
CLOSING DATE 6 pm on Friday 28th February 2020 
 
By requesting that I become a member and investing in Rudston Community Pub Limited, I agree to my name, 
address, phone number, email address (where applicable) and the number of shares I wish to purchase being held on 
a computer database. I understand that this information will only be used to maintain a register of members and 
potential members as required by the rules of the Community Benefit Societies, for posting of notices regarding the 
activities of Rudston Community Pub Limited and will not be passed to third parties. 
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Form 3 – Apply for shares to give as gifts to others or make a donation to 
support the project 
Please complete if you would like to buy shares for others or donate and do not wish to become a 
member of Rudston Community Pub Limited 
 

 
Name 

First Name(s)  

Surname  

Address No. or House 
Name 

 

First Line  

Second Line  

Village, Town or City  

Post Code  

E-mail  

 
Telephone 

Home  

Mobile  

 
I wish to purchase shares as gifts for others (Minimum 4 shares, Maximum 400 shares): 
 

No. of Shares @ £50 each 
 Total Value of Shares (No. 

of Shares x £50) 
 

 
I am applying for shares to give as a gift or gifts to one or more people aged 16 or over. I will 
provide the giftees details to RCPL before they issue Share Certificates. RCPL will ask you for 
the details when the offer closes. 
AND/OR (delete as appropriate) 
I wish to make a donation to support the project of £ 
 
Please make cheques payable to: 
Rudston Community Pub Limited. 
Or make a bank transfer to our account with the Co-operative Bank plc 

Account no 65886641  

Sort code 08-92-99 Please reference your payment with your surname and first initial 
 

 
Signed 

 

Date  

 
Completed forms and cheques should be returned to: 
Share Offer, Rudston Community Pub Limited, c/o New Manor House, Rudston, Driffield, YO25 4XB 
 
CLOSING DATE 6 pm on Friday 28th February 2020 
 
By making a donation to Rudston Community Pub Limited, I agree to my name, address, phone number, email 
address (where applicable) being held on a computer database. I understand that this information will only be used 
to maintain a register of donors as required by the rules of the Community Benefit Societies, for posting of notices 
regarding the activities of Rudston Community Pub Limited and will not be passed to third parties. 
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