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1. Executive Summary 
 
Background 
The Bosville Arms, Rudston has been a long standing and well used village asset, the pub has a long history 
as the centre of the community and as a successful business until very recent years. 
The pub closed its doors in 2015 after having been bought by Mr Tate, a property developer in 2013, and 
run as a pub for a short period by Mr Archer using a succession of bar managers and chefs. Following its 
closure, Mr Tate applied for planning permission for residential development.  
The Bosville Arms was nominated by the Parish Council as an Asset of Community Value (ACV) and received 
successful listing by East Riding Council. 
Following a public meeting in August 2018, where there was unanimous opposition to the planning 
application, and overwhelming support for the pub to remain in operation, the Rudston Community Pub 
Group (RCPG) was established as a sub group of the Parish Council in order to further this aim. The 
membership was made up of 3 parish councillors and 3 members of the community. The RCPG sought and 
received support and advice from The Plunkett Foundation who are an organisation that helps 
communities in rural areas, to set up and run life-changing community co- operatives; enterprises that are 
owned and run democratically by large numbers of people in their community. 
 
Vision 
The vision is to restore the Bosville Arms pub as a thriving community owned enterprise serving the 
community both as a pub and a broader community hub. 
 
Legal Structure 
A Community Benefit Society has been created (registration no. 8266), a CBS exists in order to carry on a 
defined business for the benefit of a community. Rudston Community Pub Ltd is registered with the 
Financial Conduct Authority (FCA) using model rules from the Plunkett Foundation as the sponsoring body.  
 
Market Research 
Market research has been undertaken into the Pub as a potential community business. Advice has been 
sought from similar community pubs and from supporting bodies such as the Plunkett Foundation & Pub is 
the Hub, which are well recognised and supportive organisations that assist communities to set up and run 
community businesses. 
An experienced surveyor, recommended by the Plunkett Foundation, was commissioned to undertake a 
viability and valuation report in March 2019, this concluded that, if operated correctly the Bosville Arms 
had the potential to be a successful business. (This is available to view on our website 
www.rudstoncommunitypub.co.uk) 

 
Community Engagement 
The Bosville Arms is situated on a prime site within the village, as such it will have an impact on many 
residents for a wide variety of reasons.  
Three public meetings have been held in the last 12 months to gauge community support and included a 
questionnaire designed to seek our resident’s views on how the pub should be managed, their levels of 
expected usage and on any additional services or uses the pub and hub may offer in the future. 
Attendance at the meetings has been high and the mood within the community has remained positive 
throughout the process, we have had a good number of volunteers offering to assist in any way possible in 
order to get the pub up and running again and to support it once it is open through assisting the tenant. 
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Monetary and Social Returns 
The motives for running the Bosville Arms as a community owned pub are to improve social cohesion and 
community development. Rudston has a population of just under 400 and sits within East Wolds & Coastal 
Ward of East Riding Council in what is defined as an “isolated Rural Community”. Profits generated will be 
re-invested into the business and/or used for community benefit. The anticipated returns will be more than 
financial; the principal benefits will be the positive social effects on the community.  
 
The Pub and Hub Project 
The intent is to engage a tenant to run the Pub as a viable sustainable business and manage the Hub, 
serving a full range of beers, wines and spirits, and restaurant with bar food and daytime cafe. The pub will 
become a social centre for the village providing a meeting place for all. A number of other facilities have 
been nominated by the community including: - Morning coffee shop & newspaper collection, parcel drop 
off point, lunch club for the elderly, library, mobile medical screening venue, internet venue with 
assistance. 
The community will be encouraged to work with the tenant to organise and assist with events and facilities 
which will benefit particular groups, our community questionnaire received offers of assistance from 
volunteers willing to do this, we have also had interest from east Riding Council Rural partnership who are 
interested in using the pub buildings for activities such as health screening & clinics, advice centre, and 
seminars, these partnerships will work with the tenant and the community.   
Employment and volunteering opportunities will be created. 
 
2. Rudston Community Pub Ltd 
Rudston Community Pub Ltd has been set up as a Community Benefit Society registered with the Financial 
Conduct Authority, it uses the Plunkett Foundation model rules as its governing document and a copy of 
such rules is attached at Appendix 1.  
It will be owned by the members and will have a management committee elected by the membership and 
controlled within the local community. Membership is gained by the purchase of community shares and 
new members will be actively encouraged to join, thus becoming part owners in the venture. A fully 
democratic structure will be adhered to and governance by a strict one member one vote will operate. 
The society can employ staff and benefits from limited liability status, the venture demonstrates public 
benefit and advances community and social interaction with no (or very limited) private benefit involved. 

 
An asset lock will exist to ensure that the Bosville Arms, once purchased by the society cannot be sold for 
the private benefit of those involved. 
The society can do all the things a limited company can do, surplus income will be used to support the 
objectives of the company by way of providing services and facilities requested by the community.  
 
Research carried out by RCPG has shown that many people in the village and surrounding areas are 
seriously interested in buying shares in the venture, a pledge scheme is currently running which has had an 
extremely positive response. The owner has given us a purchase price of £250,000.00 and proof of funds is 
due to be supplied to him by 31st January 2020 in order to gain access for a full survey to be carried out. 
Once operating, the Bosville Arms will be run by a tenant who will be accountable to RCPL through regular 
reporting via meetings with the management committee, it is envisaged these would take place every 
quarter to begin with until the tenant is established then could be reduced to every 6 months, although a 
communication channel would be open at all times.  
The management committee will encourage members to give constructive feedback on the performance of 
the tenant and to channel any new ideas direct to the team by email or personally, these will be discussed 
at regular management team meetings and genuine comments & ideas will then passed on to the tenant, 
the system will work in reverse should the tenant have ideas to change or modify the way they work. 
  
The launch of the newly established business will also provide a number of other employment and 
volunteering opportunities.  
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3. Management Committee 
 
Rudston Community Pub Ltd will have an initial Management Committee made up from the current 
members of the RCPG with additional members drawn from the community, once the share offer has been 
issued a new Management committee of between four and twelve members and a company secretary 
(who need not be a member of the society) will be elected from the membership within a period of 12 
months from the share offer. Officials of the society stand for three years before the need for re-election. 
Any member can put their name forward to be elected to the committee. 
The current members of the RCPG have all lived in the village for many years, have used the pub when 
open with the current owners so have experience of its management style and offerings. The members 
include experienced business people and others who work in community services, the management 
committee is as follows and a full biography is included in the share document: 
 
Ian Simmonds                 Chairman 

Su Todd                            Treasurer 

Jean Simmonds              Secretary 

David Matthews            Web design & social media 

Alison Starkey                Founder member 

Simon Rhodes                Founder member 

Richard Todd 

Brendan McEvoy 

Helen McEvoy 
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4. Products and Services 
The Bosville Arms will be a community owned, tenanted Public House free of any ties. The basic offering 
will be that of a traditional village pub without large screen TV’s and loud music. A range of real ales will be 
carried with guest beers rotated amongst the numerous micro-breweries located throughout the area. 
Premium lagers and fine wines will also be available. 
 
To provide a community pub & café in Rudston that is inclusive and welcoming, serving reasonably priced, 
good quality food & drink in a friendly setting. To establish and support a sustainable business within the 
building that is owned by the community and run for the benefit of the community it serves. 
Social opening hours will make our pub & café an accessible place to visit, catch-up with friends and meet 
new people. A place to find information, share news & views, get involved in activities and showcase local 
talent & expertise. By joining together our community heart will grow bigger, stronger and last longer. 
It is the intention that both the pub and café will be operated within the tenants business.  
 
The operating model and hours of each facility will be determined in conjunction with the tenant. 
The pub is intended to provide good quality simple pub food at both lunch time and evening together with 
traditional pub facilities. The pub will appeal to the ‘drive out and dine’ customers within the rural Wolds 
area but is not intended to compete at the top end of that market, but will focus on good quality at a 
reasonable price with a limited but frequently changing menu of freshly prepared dishes. 
 
The Café will focus on providing coffee, tea, non-alcoholic beverages, cakes and light snacks. It is envisaged 
that the Café facility will be operated within the existing, more modern, dining room area of the building 
and will operate from mid-morning to mid-afternoon and attract the many cyclists and walkers who pass 
through the village, together with locals from within the village. 
By providing this facility for visiting walkers and cyclists it is hoped to encourage them to make return visits 
to visit the pub and dine in the evening. It is this café facility which will contribute to preventing social 
isolation among the older members of the community who would not normally visit a pub, we have 
volunteers from the community willing to help with this.  
 
From a recent poll by the Institute for Public Policy Research (IPPR), outside the home the pub scored the 
highest of any location as a place where people meet and get together with others in their neighbourhood. 
This is a phenomenally important point to consider in Rudston. From day one of the campaign it has been 
paramount that RCPG exist to provide a facility that is much more than just a pub, they have carried out 
extensive research to ascertain the level of social isolation existing in the village.  
Figures from the most recent census shows that the village has an isolation factor that needs addressing – 
26.9% of residents are over 65 (above county average) and currently there are 26 single occupancy 
households (from a total of 190). The village has a village hall which offers some organised activities and 
events but none of these offer the opportunity for “on demand” social Interaction in the village for all age 
groups. 
 
From 190 households, Rudston has a population of 413 (data observatory figures). If we include the nearby 
villages of Boyton (223), Thwing (200), & Burton Agnes (439), all of whom do not have a pub but are within 
3 miles, this gives a total local “audience” of 1275 people, average 86% being adults leaves a population of 
1096 potential adult pub users.      
We are all familiar with modern day ‘Social Networks’ such as Facebook and Twitter, but as a society we 
have forgotten about the need to socialise face to face with our friends and neighbours as has taken place 
in Pubs for over 1000 years! 
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This is the one way in which the isolation factor for the over 60’s and the single occupancy households in 
Rudston can be addressed. But taking this further and looking at the services and facilities we aim to 
provide from the Pub, we can start to address the isolation of single parent families, providing activities 
for their children, allowing the parents to meet each other and build new social networks. 
 
The nearest true pub is 6 miles away in the separate village of Kilham, the road between Rudston and 
Kilham has no footpath and is not lit hence walking is not an option for most. Two other villages within 3 
miles have no pub facilities.   
So, in many ways it can be considered that the Bosville Arms has a ‘captive’ audience, and little, if any, 
competition locally. Historically the local people made full use of the Pub and its facilities. RCPL aim to 
restore it to such a position and are fully confident of such local support, this ambition once realised will 
bring about many benefits to local residents. There will be a sense of community cohesiveness, improved 
amenities, the provision of vital community services and facilities, employment and volunteering 
opportunities and a significant improved environmental benefit to the village centre. 
Such opportunities will be available to people from all walks of life and inclusive to all age groups. 
 
RCPG have always thought of this venture as a vital service to the village of Rudston, research has shown 
how community focussed public houses generate funding and support for local people. 
 
A successful pub can bring the following benefits to the bring to the local economy: 
 
• A well run successful pub will ideally be open 6 or 7 days per week. 
• The pub will be employing staff, who are paying taxes into the tax system. 
• A pub that is free of tie will be purchasing its beer, wines, spirits and snacks from local suppliers wherever 
possible, helping them to grow their business. 
• The suppliers will be paying their tax into the tax system 
• The pub business, will also be paying taxes into the tax system 
 
All of this tax adds up, but also the more successful the pub, the more prosperous the suppliers and the 
more tax is contributed. It has been estimated that the local pub injects 
between £80,000 and £120,000 into the local economy EVERY YEAR. 
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5. Other Opportunities 

The pubs position almost midway between Bridlington and the East Riding Crematorium at Octon, puts it in 
an ideal position to offer funeral lunches and teas, no other premises with this facility is situated on this 
main road, this is both a business opportunity and a community service. 

The caravan park at Thorpe Hall is 10 minutes’ walk from the Bosville Arms and is an important source of 
revenue, the site owners have stated they have approx. 10,000 visitors each year, a great many of whom 
would like the opportunity to visit a local pub within walking distance. This is not only a business 
opportunity for the pub but also a selling point for the caravan park. 

The owners of Thorpe Hall have expressed their support for the pub re-opening and would assist with 
marketing via their own web-site and visitor information. 2 other caravan/camping sites within 3 miles 
have also expressed support for the project as it will enhance their offering to customers.  

Accommodation; 

The Bosville Arms has between 6 & 9 letting rooms, condition is currently unknown, but the plan would be 
to refurbish to a good standard, with disabled access to appeal to both visitors and business travellers alike. 
Rudston village is listed as a site of important historical interest due to the ancient Monolith dating back 
4000 years, Roman remains and the Norman era church, it also sits within the area painted by the well-
known artist David Hockney and the East Yorkshire Wolds which is popular with walkers & cyclists. All of 
these attract large numbers of visitors throughout the year who are potential customers of the pub as the  
only facility in the immediate area to eat, drink or stay. 
     
Studio Building; 

The pub site includes a separate building which was originally built as an artist’s studio with letting rooms 
that was used for residential painting courses before the current owners took over. This block offers the 
opportunity to hire it out for residential craft workshops or meetings increasing the sites revenue potential. 
The RCPG have been approached by the Rural Health partnership who are interested in using such a venue 
for rural health clinics and outreach services. 

Car Park & Garden; 

The site has a large car-park which is essential due to the pubs position on a busy main road, there is also a 
beer garden which is ideal for good weather use and for holding events with space for a marquee. 
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6. Financial & Viability 

RCPL intend to purchase the Bosville Arms on behalf of the community. The Society will be the owner of 
the site but will not be involved in the day to day pub business. 

We will appoint a tenant and enter into a lease agreement with him/her to run the licensed business selling 
food and drink in our premises, and to pay an affordable but realistic rent to the Society. The rent will be 
set at a level that gives the tenant the opportunity and incentive to run a thriving pub business. 

We will use the rental income to maintain the building, service and repay any finance or loans, meet other 
outgoings, facilitate the withdrawal by members of their shares from time to time, invest in additional 
social amenities and, if affordable, pay interest to members. 

We firmly believe that the business will be profitable, our viability study carried out by an independent 
industry professional has confirmed this. (email us if you would like a copy). 

This is a great opportunity to invest in a worthwhile community enterprise that will provide a valuable 
service to its members and other users of the pub, both now and for future generations. 

The business plan will evolve as we move through the process and appoint a tenant, and as we achieve 
success with any grant applications. 

At present we have a valuation for the pub site but as the owner has not granted permission to survey the 
interior this is subject to change, this valuation was provided by our surveyor Mike Hughes so is an 
accurate figure given the information available at the time. It is expected that a full inspection and survey 
will be carried out once we have been granted permission to so and our surveyor has been provisionally 
booked to do this in February.  

We have been advised that the building purchase is not subject to VAT.  

Our funding will come from a number of sources, a community share offer will look to raise at least 
£200,000 (this is achievable given the experience of other similar size and position community pubs), our 
upper target is £250,000 and we have already received purchase pledges in excess of £150,000.  Additional 
match funding up to £100,000 is available through the Plunkett Foundation “More than a pub” 
programme, made up of 50% loans and 50% grant, this has been applied for but the actual amount that will 
be drawn down will depend on the share offer total, If the actual amount raised by shares is closer to 
£250,000 then this will reduce the loan/grant package required. Additional funding has been applied for to 
fund the renovations (see page 10) from a number of grant funds relating to tourism and community 
buildings.  

The share offer will be publicised locally by direct marketing to homes in Rudston village and surrounding 
areas, and via our website & Facebook page which can reach a wider area. We have also linked in with 
other local attractions & businesses to promote our programme and the share offer. Several articles have 
already appeared in local press and BBC Radio Humberside have featured our plan during 2 discussions on 
the subject of Community Pubs which included interviews with members of our management team. 

A marketing plan for the share offer has been produced to ensure widespread promotion to the largest 
possible audience (see appendix 2). 
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Table A. RCPL start-up funding 

    

  Min. 
Target Optimum     

Funding requirements: £295,000 £330,000     
        based on 

Purchase of fixed assets  £250,000 £250,000   pub costing £250k in line with survey valuation 

Renovation costs £50,000 £75,000   Estimate to be confirmed by survey / inspection 

purchase costs  £3500 £3500   Stamp duty & legal fees 

(b) publicity, website £500 £500     

Survey £900 £900    
Total needed £304,900 £329,900     

Funded by:         

Community shares £200,000 £250,000   possible equity match from Shares Booster Programme 

Loan/grant 50/50  £68,000 £40,000   applied in principle from Social Enterprise lenders  

Capital grants  £62,000 £62,000   Applied for from numerous funds 

Plunkett bursary £2500 £2500   Plunkett Foundation Bursary award received 

Total funds £332,500 £354,500     

          
 

Renovate and Refurbish 

It is intended to bring the pub up to a standard such that a tenant can focus on running the pub without 
concerns about the condition of the building when taking on a fully repairing lease. The pub needs 
investment to be able to operate and develop as a community venue. A working schedule of improvements 
and repairs has been drawn up with ‘ball park’ budget figures as a working guide. 

Until more detailed appraisals have been undertaken following a survey, volunteer labour and input 
determined and confirmed, estimates received etc., it is not known how far the budget provision will meet 
the aspirations. However, we are confident that the most essential works will be funded even with our 
minimum target. These are: 

a. Essential repairs to the structure. 
b. Internal clean and full redecoration. 
c. Refit the commercial kitchen to be able to operate an appropriate food offering. 
d. Refurbish the upstairs rooms as tenants’ accommodation. 
e. Furnish Bar, Pub and Café areas. 
f. Restore outside areas, tidying and external redecoration. 
g.           Refit cellar 

 

We estimate a maximum of £75,000 will be required for refurbishment, this will take the total required to 
£330,000 (includes stamp duty and fees assuming £250k is paid for the site). Additional funding is available 
in grant form from sources such as the Princes Trust, and Rural Development funds, these will provide 
funds for the refurbishments and have already been applied for.  

In addition, we have already received a number of offers of practical support to help with the 
refurbishment including cleaning, decorating, building work, plumbing & electrics, and a local company has 
offered to refit the cellar. All of this will help to reduce the cost of refurbishment below the estimated 
£75,000. Any surplus will be kept as a contingency fund.      
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Income / expenditure 
 
Once the pub has been purchased, the income for Rudston Community Pub Ltd will consist of rental 
income from the tenant, expenditure would be buildings insurance, & loan repayments, remaining profit 
would be used to pay shareholder interest and build up a contingency fund to be used for property 
improvements and share withdrawals. 
 
Although the viability study showed a rent of £20,000 per annum would be possible, it is likely a reduced 
rent of around £16,000 would be charged for the first year to assist the establishment of the new tenant, 
rising to £18,000 in year 2. After that, the rent would be reviewed by the management each year, an “open 
books” policy with the tenant will exist in order to ensure transparency, ensure a fair rental return to the 
community but allowing the tenant to grow a sound business. 
 
 
Table B. 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 

 

                                                                                
 

Notes; 
1 Surplus from start up funds assuming minimum target 
2. We believe that the success of the first share offer and reopening for business will lead to more requests for 
membership and shares, peaking at £5,000 per year for the first 2 years. 
3. Rental income for 1st year estimated at 6 months only due to time for refurbishment. 
4. Plunkett foundation loan £34k over 7 years at 7% with 1st year payment holiday.  
5. No interest paid in first year, 2% in year 2 and year 3, then 3% in year 4 & 5. Reviewed by management. If share 
offer raises above £200k share interest payments will increase but loan payment will reduce. 
6. Additional grants will be applied for to cover on-going refurbishment & repairs, contingency is only if these are not 
successful and our optimum target of start-up funding is not reached.  
 
The above figures plan for a share income of £200,000 boosted by a Plunkett Foundation loan/grant of 
£68,000 (50% loan + 50% grant), which is our minimum target, we have additional grant applications 
underway for a total of £62,000. If the share offer raises more than £200k then the level of loan/grant 
package can be reduced and hence the repayments which will more than cover the increased interest to 
shareholders.                                                              
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Affordable Rent 

A key factor that frequently prevents pubs from flourishing is the often excessive rent that the owners 
charge their tenants. We will set an affordable but realistic rent that gives the tenant the opportunity and 
incentive to run a profitable pub business. Our modelling assumes rent of 10 – 11% of turnover which is 
around the level we have seen used successfully by a number of community pubs – and which has been 
shown to be at the right level to attract serious applications from experienced tenants. 

 Of course, the actual level of rent set will be subject to negotiation. We expect however to agree a fixed 
rent for the first year to give the new tenant a level of certainty while they establish and grow the business. 
Once we move to the 11% rental model we will also set a minimum periodic rent that will be payable, so 
that the Society can meet its obligations (in particular any finance repayments). We have made what we 
believe is a realistic forecast of future turnover for the pub business in our financial plans, but to some 
extent this will be a matter for discussion with potential tenants. 

We intend that the pub operates as a free house so the tenant will not be tied to buying beer, wine, spirits 
and soft drink supplies from a single brewery or pub company at non-competitive prices. 

 

These factors taken together mean that the tenant should be able to achieve significantly higher profits 
than in a tied pub, contributing to a financially stable business and a less frequent turnover of tenants. 

Based on the split of turnover between food and drink sales using the British Beer & Pub Association’s 
(BBPA) published industry metrics, MJD Hughes have calculated a fair maintainable turnover and that an 
initial annual turnover of £200,000 is achievable, and would typically support a rent of approximately 
£20,000. We believe that our proposed rent of 10 – 11% of turnover can therefore be seen to be very 
reasonable. 

Experienced Tenant 

We have ruled out operating models such as the community directly running the pub on either a volunteer 
rota basis or by employing a manager. We believe that these models are impracticable and unlikely to be 
sustainable in the longer term due to the high level of day-to-day operational involvement they would 
require from the community. Based on our research, and advice received from other community pubs, we 
have taken the view that a tenant model is the operating model that is most likely to be successful and 
which will expose the community to the least risk. 

If we are successful in purchasing the Bosville Arms we will therefore appoint a tenant with the necessary 
experience and business ability to make a success of running the pub. 

A number of mechanisms will be utilised in order to encourage tenant applications 

• Advertising in trade press 

• Personal approaches to known successful tenants/chefs 

• Identification of existing tenants who have very positive customer feedback in on-line reviews 

As part of the selection process we will closely examine each prospective tenant’s Business Plan, their view 
of what the pub and café will offer its customers, and their plans for its marketing. 

In particular, we will want to ensure for ourselves that their plans take into account and reflect our vision 
for the Bosville Arms as set out in this document. Whomever we appoint will need to have the energy and 
enthusiasm to buy into our vision, and to contribute to its on-going development. 
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Selecting the right tenant will be absolutely critical in ensuring the success and long-term future of the pub. 
We have received much useful advice and offers of assistance with the recruitment process from existing 
community pubs and other professionals in the area and will use a thorough and objective process to 
recruit the best tenant. 

From the positive experience of community pubs with whom we have spoken, we strongly believe that we 
will be able to appoint an experienced tenant who can market and build the business, resulting in a thriving 
and sustainable community pub. 

An ideal tenant would: 

• Have a clear vision of how to operate and develop a community pub using our consultation  
             feedback as a benchmark       
              
• Hold the business acumen to develop the business and the entrepreneurial flair to appreciate its  
             potential   
              
• Have experience in business marketing including social media 

• Be committed to customer service excellence 

• Have financial management acumen 

• Not necessarily have operated a pub before, but some working knowledge of the pub/    

             hospitality/food and drink industry would be beneficial    

• Have some management or supervisory experience and be able to demonstrate people skills 

• Show the aptitude and attitude to establish a business from day-one 

• Understand and accept the ‘unsocial hours’ required to operate a pub business successfully 

• Demonstrate how they would link to the local community and positively seek and adapt to    
               community feedback whilst operating a viable business  
 
• Demonstrate how they would collaborate with existing community organisations for the benefit of  
              the community and pub viability 
 
• Maximise operating hours through a variable yet distinctive pub and café offering 

e.g. morning and afternoon coffee and cake, lunch, early evening and dinners tailored to local demand 

• Utilise and work with local suppliers 

• Be likely to see the pub as a destination venue with a strong bias to a quality pub food offering, with  
              real ale, other beers and a good range of wines 
 
• Seek to personally invest financially in the trading potential, to enhance profitability 

• Be able to demonstrate a passion for the role 
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7. Risks Analysis 
 
The principle risks are; 
 

 
A shortfall in funds from the grants, asset sales 
and Share Offer, and its potential effect on our 
financial planning.  
 
 

 
We have gone to considerable lengths to 
assure ourselves (and our investors) that the 
venture is viable, and we have deliberately 
chosen a reasonable lower investment limit, to 
encourage prospective investors.  
 

 
Failure in identifying and securing suitable 
grants and funding to finance the remainder of 
the purchase and refurbishment of the 
buildings.  

 
We have already applied to a number of grant 
funds for which we meet the criteria, we 
continue to assess new grant funds which are 
coming on line and will apply for any that are 
available to us to ensure the target can be 
met. 
   

 
Inability to recruit the right tenant to run the 
Pub.  

 
We will advertise and begin the process of 
identifying a suitable tenant as soon as the 
purchase has been completed. External 
support will be sought for the selection and 
interviewing process should any skill gaps be 
identified in the committee. It is advantageous 
to get the input and engagement from the 
tenant as we go through the refurbishment 
process.  
 

 
Inability to manage the tenant to run the Pub 
as the community and committee would like 
to see it run  

 
It is recognised that the ability to let people go 
if they turn out to be a less than an optimal 
choice for the Pub is more difficult to manage 
through a tenancy agreement than a managed 
pub model. For this reason, we envisage 
having suitable break clauses in the tenancy 
agreement to facilitate this if required.  
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Failure to generate sufficient sales and profit 
to cover expenditure is a clear risk.  

 
Forecasts used have been based on the broad 
experience of the consultant working with 
many similar ventures.  
Sales forecasts reflect a suitable period to 
develop the potential of the business. Levels 
of profitability on food and drinks sales has 
been scaled back to reflect a more attractive 
price offering to the community. A reward 
scheme for the tenant is envisaged (subject to 
detailed negotiation), to encourage 
developing the business to deliver greater 
reward for both the tenant and the 
community.  
This business plan is designed to reduce that 
risk as far as is reasonably possible.  
 

 
The current detailed condition of the buildings 
is at present unknown and clearly a risk.  

 
This risk is to be mitigated through completion 
of a detailed structural survey before any 
purchase takes place  
 

 
It should be noted that the value of the 
community shares will never increase, though 
they can earn interest at the discretion of the 
Management Committee.  
 

 
To mitigate this, the CBS will own property 
and land it is currently difficult to see how this 
will ever become worthless.  

 
Should the Society fail then the following 
distribution of funds would take place in 
priority sequence  

 
After paying off its loans and creditors, 
repaying all share capital, any remaining 
assets must be transferred to community 
enterprises that satisfy the same community 
benefit criteria as the rules governing The GL 
Pub CBS Ltd.  
 

 
Running costs are not adequately controlled  

 
The experience of managing costs is a key 
experience criterion when selecting a tenant. 
All expenditure on the building and business 
will have to be carefully scrutinised to ensure 
it makes sense at that time, particularly in the 
first year or two whilst establishing a 
sustainable business.  
 

 
Tenant leaves or is dismissed without 
notice. 
 

 
Register with emergency landlord scheme; 
ensure reserves are sufficient to pay an 
interim for 6 months; seek new tenant 
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NOTE: It is interesting to note that according to Plunkett Foundation research, there is no evidence we are 
aware of showing a community share model of pub ownership that has failed to date. We are very grateful 
for the on-going support and advice from the Plunkett Foundation itself, and from the many other 
community pubs that have freely shared their expertise. 
 

 
 
7. Timeline 
 
January 2020 - Full share prospectus will be published. 
Proof of funds to be provided via our agent MJ Hughes (Surveyors) based on our share offer pledges, 
interested investors and grant / loan funding options. 
 
February 2020 - Internal inspection and offer made to owner. 
 
March 2020 – Conveyance process begins.   
 
If our purchase is successful, we would look to have the pub in a condition to open within 6 months, 
applications for a suitable tenant would be invited during the refurbishment period.    
 
  
***************************************************************************************
********* 
 
 
 

Appendix 1 - Registration certificate  
 
Appendix 2 – Share offer marketing plan. 
 
Appendix 3 – Viability report, available to view on the website 
                         www.rudstoncommunitypub.co.uk 
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Bosville Arms Share Offer - Marketing Plan 

 

Activity: Detailed 
description 

Audience Purpose Outcome Resources Timetable 

A4 poster / A5 flyer 
 
In public buildings and 
noticeboards in Rudston & 
villages 
 
Leaflet drop to households 
in Rudston, Boynton, 
Thwing, Burton Agnes & 
Burton Flemming.  
 
Personalised letter/e mail to 
pledge makers and other 
who have expressed 
interest. 
 

 
 
 
Local community and 
more traditional markets 
that seek information 
through printed media 
rather than on the 
internet.  

 
 
 
Raise awareness of 
share offer  

 
 
 
Communication of 
the share offer 
opportunity and 
values in local 
vicinity 

 
 
 
Designed in house 
 
Volunteer time for 
distribution 

 
 
 
Week prior to share 
offer launch date 

 
Website 
 
Online presence. 

 
 
All prospective 
shareholders including 
those looking for 
information about the 
area. 

 
 
Expand website 
coverage and raise 
profile of share 
offer and project as 
a whole 

 
 
Contact with third 
party organisations 
and established 
audiences, 
increasing visibility 
of the share offer to 
a much wider 
potential audience 

 
 
Developing copy 
and negotiating 
with third party 
providers 
 
 

 
 
Prior to share offer 
launch and ongoing 
throughout 

 



 

 
 
Social media activity 
 
Use of Facebook via own 
page and other local groups 
pages to promote share 
offer and to provide up to 
the minute information. 
 
Provide links to other feeds 

 
 
Users of Social media.  

 
 
Relevant 
information about 
the share offer 
delivered to 
interested parties 
via shared 
information 

 
 
Delivery of timely 
and relevant 
information to a key 
target market 

 
 
Project Manager 
 

 
 
• Prior to share 

offer launch  
• Share offer 

launch 
• When £1250k 

raised (halfway) 
• Nearly there 

(over £200K) 
• Last chance 
• and ongoing 

throughout 
 

Press and media 
 
Coverage in local and 
regional press, BBC local 
radio and TV. 
 

 
 
People who read local 
and regional newspapers,  
radio and TV audiences 

 
 
Editorial 
representation of 
the share offer – 
telling a ‘story’  

 
 
The share offer 
placed in a wider 
context for local and 
regional audiences 

 
 
Project Manager  
 
Specialist volunteer 
input 
 

 
2 weeks prior to 
share offer launch 
and  
at time of launch. 
 
 

Local businesses and 
Partnership organisations  
 
Active engagement with 
local businesses and partner 
organisations 

 
 
 
Partner organisations and 
businesses; staff and 
associates  

 
 
 
To raise awareness 
of share offer and 
increase inclusivity 
and opportunities 
for working to 
mutual benefit 

 
 
 
Greater awareness 
amongst local 
business sector and 
partner 
organisations 

 
 
 
Project Manager 
 

 
 
 
Week before launch 
date and on-going. 
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Launch event 
 
An event to launch the share 
offer, sell shares and 
increase general levels of 
interest and engagement 

 
 
Local community, friends 
and relations, business 
community and partner 
organisations, press and 
media 

 
 
To generate further 
awareness of the 
offer.   

 
 
Greater levels of 
understanding and 
increased level of 
share enquiries. 

 
 
Online, Facebook, 
local press & 
media. 

 
 
Launch date  
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