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1. Executive Summary  
This business plan presents a proposal for the operation of The George in Silsoe as a community‐
owned hub. The proposed plan will see the exterior of the building restored to its former glory 
and the interior converted in order to house café, pub and restaurant facilities, a new village post‐
office and some accommodation.  

Our vision is to create a focal point for village life which will act as a catalyst to create and 
enhance a strong sense of community in Silsoe.  

The George had previously been a thriving inn, attracting people from across the county of 
Bedfordshire, however, due to a lack of ambition and investment of the owners Green King and 
its landlords, revenues declined and the building was sold to a local developer.  

Bringing the building into community ownership will preserve the history of the George, having 
traded in the village since circa 1611, while ensuring the new business is run for the benefit of the 
community. The Legal and ownership structure also ensures that the business works alongside 
existing village facilities rather than competing directly with them.  

To enable the purchase and operate this facility, Silsoe Community Society Limited has been 
incorporated under the Co-operative and Community Benefit Societies Act as a Community 
Benefit Society (CBS) - FSA registration number 00727. The Rules by which the Society is governed 
ensure all members have an equal say in the development of the building, whilst the building is 
also protected through an Asset Lock. The Asset Lock has been included to ensure all future 
proceeds out of the development and/or any possible future sale of the building need to be for 
the benefit of the local community rather than being paid out as dividends or capital gains to the 
members (investors).  

The purchase of the building and cost of the refurbishment are anticipated to be £800,000 in total 
and are to be met via a number of means. The main source of funding will be in community shares 
(£400,000) plus £322,830 in loans and mortgages, with the remaining funds raised through a 
grant. Shares will be nominally £50, and the minimum shareholding will be one share. While the 
maximum legal permitted individual shareholding is £100,000, SCSL will confine individual share 
allotments to 10% of the total capital raised. This is to ensure distributed ownership and to allow 
SCSL to manage withdrawal requests from any individual member in the future. The Purchase of 
shares would confer ‘membership’, giving control over the business through the election of the 
Silsoe CS Management Committee and voting rights on significant issues at regular meeting - at 
least held annually.. All members will have an equal vote, regardless of the size of their 
shareholding. Members (incl. the Management Committee) will have the protection of “limited 
liability”.  

The aim is to commence the extensive refurbishment of The George immediately on taking 
possession. That 1st part of the project would be to convert the ground floor in order to 
accommodate the café/pub, restaurant and Post-Office, with a second phase converting the 1st 
floor in order to create 7 en-suite multi-use rooms and staff living accommodation.  

A marketing strategy is presented which will increase usage by local people and day‐trippers and 
which will encourage visitors staying in the area. A risk analysis has also been conducted. The 
high‐impact risks would be failure to raise the requisite capital for the purchase, insufficient 
usage, or increases in operating costs.   
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2. Introduction  

2.1 Business Plan Purpose  

This business plan has been developed to support the fundraising and development of the 
George as a Community Hub for Silsoe village, Bedfordshire and the wider Greensands Ridge 
Area. The Community Hub is intended to house local facilities including a public house, post 
office, café and accommodation and is intended to safeguard these facilities and re-establish 
a vibrant, economic heart to the village.  
 

2.2 Structure of the document  

This business plan sets out the proposals for the realisation of this community facility. The 
plan is divided into the following sections: 
 

Section 1 – Executive Summary  
 

Provides a one page summary of the business plan  

Section 2 – Introduction  Sets out the purpose and structure of the business 
plan  

Section 3 – Project Development  Gives more detail about the context for the project 
including the history and development of the 
project to date, background to the local area, 
community consultations and need for the project.  

Section 4 – The Vision, Aims & 
Objectives For The Project  

States the overall vision for a new Community Hub 
and explains the underlying aims and objectives 
and how these support the local needs identified 
in section three.  

Section 5 – The Project Proposals  Explains the plans for the new Community Hub in 
more detail, including capital costs and 
implementation plans.  

Section 6 – Building and Renovation  Looks at the main costs for repair, renovation and 
conversion.  

Section 7 – Marketing plan  Outlines key activities to encourage use of the 
facilities.  

Section 8 – Management and Operation  Describes the ongoing management and operating 
plans for the facility following opening.  

Section 9 – Financial Forecasts  Summary five year revenue forecasts for the 
operation of the Community Hub.  

Section 10 – Risk Analysis  Identifies the key risks associated with the project, 
with avoidance and mitigation strategies designed 
to prevent and minimise each risk assessed to be a 
significant threat to the project.  
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3. Project Development  

3.1 Introduction  

This section explores the local history and context for the project. It details the local census 
area statistics, which give a flavour of the composition of the area. It goes on to outline the 
current difficulties associated with operating a business within the village and explains the 
consultation and community involvement in the development of the plans for a new facility.  
 

3.2 The Background to the Project  

The George Hotel (The Old George Inn) 

Despite its central location in a rapidly growing village, the George Hotel closed its doors on 
January 5, 2015. The George Hotel used to be a thriving inn, attracting visitors travelling along 
the A6 and visiting surrounding areas, including English Heritage operated Wrest Park, as well 
as serving the local community.  

The decline, which led to the subsequent sale and closure, started around 2003 following the 
unsuccessful search for a long term tenant and the agreement with the most recent tenant 
to operate on the basis of a number of short term tenancies. The short term nature of the 
lease ensured that there was little incentive for the tenants to invest in the pub and to 
upgrade the interior. The Pub Co also showed little enthusiasm in maintaining the exterior or 
keeping it going as a hotel, even removing it from the Greene King website. These years of 
underinvestment meant the hotel rooms were closed in 2007, as they didn’t meet fire 
regulations, and that the pub no longer provided an attractive venue either for visitors to 
Silsoe or the majority of the local community. This had the inevitable knock‐on effect on the 
profitability of the business, thereby leading to further cutbacks in investment by the tenants 
and Pub Co.  

Following an offer by a local developer, Greene King decided to sell the premises and 
substantial lands surrounding the building. The initial plans presented by the new owners to 
Central Bedfordshire Council were promising and envisaged an extensively refurbishment 
Hotel, whilst building 3 large (4/5 bedroom) detached houses on the land behind the pub in 
order to pay for it. In September 2015, despite the promises given at the time of the planning 
application and following the commencement of the building works, the building was placed 
on the open market, initially with an unrealistic asking price of £750,000 for the Freehold or 
£100,000 for a 3 year lease.  

In order to stop the impending sale, an initial group of concerned villagers began discussions 
about how to purchase the building for the community and on how to develop and re-open a 
facility which has been operating in the village since circa 1611.  An Open Meeting was held 
on October 15 2015, which was attended by 24 people. This initial meeting was followed by 
2 further meetings in November and December with attendance of 54 and 37 people 
respectively. These meetings concluded that an initial feasibility study should be completed 
and that more support was to be sought within the village in the form of a survey.  

In order to provide some protection from further development and to provide some time to 
the community to organise a formal bid, the Parish Council successfully applied for the 
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building to be assigned the status of an Asset of Community Value (ACV). The second (6 
month) moratorium is due to end on June 16, 2016. 

 

Silsoe Post Office  

Alongside the closure of the George, the local Post office has also recently closed after the 
new owners had no interest in maintaining the lease. As part of the Network Transformation 
Programme, many Post Offices are being co‐located within other, existing businesses to 
reduce costs and improve viability, the Post office was previously offered to the tenants of 
the George, but they showed no interest in taking up the opportunity.  
As Silsoe is a growing village with a large Enterprise Zone in the grounds of Wrest Park, the 
local Post Office was popular with locals and businesses alike. With the nearest Post Office 
nearly a mile away in the neighbouring village of Clophill, which can only be reached by car, 
there is significant grounds to re-open a post office within the refurbished building. At the 
time of writing we are awaiting the outcome of our application to operate the Post Office 
counter on our premises. If successful, The Post Office will pay for the refit of any premises to 
enable delivery of Post Office services up to the value of £12,000.  
 

Other Opportunities  

Due to the size of the building and depending on the success of the various ventures, The 
George could provide a home for a number of other retail and leisure opportunities in 
accordance with the needs of the members and the local community.  

 

3.3 Community and Consultation  

The Local Community  

The village of Silsoe is in the county of Bedfordshire, situated midway between Bedford and 
Luton on the A6 and between Ampthill and Shefford on the A507. Since the establishment of 
“Sifels hoh”, by the Danes and with new houses built on the former farmland and university 
site of Cranfield Agricultural College, Silsoe is currently classified as a large village. Silsoe also 
benefits from having Wrest Park situated within its boundary, the mansion built between 
1834-9, its gardens and a large area of park and farmland were designated a Conservation 
Area in 2005 and have been now taken over and significantly restored by English Heritage.  It 
hosts many private and public events - including the St Georges Day Festival - and is a big 
tourist attraction for the area. 

Silsoe already benefits from one pub, a newsagent, 2 estate agents and a hairdresser, 
however, the only similar business, the Star & Garter pub, is limited in its appeal to families 
due to its lack of outdoor space and its food offering. 

According to the most recent census (March 2011) of the Silsoe and Shillington ward profile, 
the parish of Silsoe is characterised by:  

Fewer young people within the <15 age group compared to the national average (17% of the 
population compared to 19% for England) and a slightly greater proportion of >65s with 19% 
(19% for England).  The census, however, doesn’t yet take into account the 500+ dwellings 
which have been built within the Parish since 2011 and the influx of young families. 
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Silsoe is a relatively prosperous village with high levels of home ownership (76% vs 64% in 
England), with a high proportion of people being economically active (73.3% in Silsoe vs 69.9% 
in England) and with only 3.7% of people of working age on out of work benefits (9.4% in 
England). As a result, the level of deprivation within Silsoe is also very low with <20% of 
households being deprived, with 6% of children living in income deprived households (22% in 
England) and 11% of older people living in income deprived households (18% in England).  

This relative wealth in combination with the strong tourist profile and lack of competition for 
the patronage of villagers, local commuters, businesses and visitors to Wrest Park makes the 
environment ideal for the establishment of a community hub which offers a welcoming café 
/ pub, good food from locally sourced ingredients and affordable lodgings.   

The growth seen in occupancy at Wrest Park Enterprise Zone, continued growth of small 
internet based companies and dependency of the elderly population also provides a great 
opportunity to re-establish of a local post-office within the community hub.  

 

Local Consultation 

In order to understand what the local community desire, the Management Committee 
distributed a survey to all the residents in Silsoe (1,240 residencies), as well as posting a link 
on facebook and the website.  

With a response rate of>20% the survey was deemed to provide a representative sample of 
the opinion of Silsoe residents. The survey also highlighted that the vast majority felt it was a 
good idea to develop the community hub and agreed with the proposed uses. 

Survey Results Summary 

 93% of respondents think it’s a good or extremely good idea to save The George as an 

amenity for the community 

 More than 87% of respondents would like to see it operating as a Pub / Restaurant  

 The main service residents would like to see is a Function Room, with more than 70% 

voting for this 

 Pledged £107,840.00 - that’s an average of over £400 per respondent. 
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Although 10 years have passed since the Parish Plan was published, and despite the significant 
change in the demographics of the village, the result of our survey indicate that the views of 
the current inhabitants haven’t change much. In the parish survey it was also indicated that a 
Post Office, a place to eat out and a refurbished pub were deemed to be the key community 
services and facilities which should be available and improved. 

  

3.4 The Current Position  

Developing a Sustainable Business  

Whilst Silsoe has a thriving community scene with many charitable groups and active 
volunteers, some of its services are under threat, and there is a great opportunity to develop 
a thriving community hub. It is challenging for any business to survive in a rural location, but 
it has become clear during the development of this business plan that with the proposed 
multipurpose use of the building offers an innovative solution to improve the chances of 
success for this venture. Furthermore, as the building will be community owned and 
operated, the facility would be run to meet local needs, which significantly improves its 
prospects. The Community Hub would support the local economy, providing local 
employment, as well as purchasing local produce, goods and services, supporting local food 
producers and other service providers.  

To progress this proposal, Silsoe Community Society Limited was established in order to 
immediately commence the following:  
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 Agree a final sale price with current owners GPS properties and finalise internal layout 
to obtain exact costings for refurbishment 

 Seek agreement with the Post Office on the re-establishment of a local Post Office and 
submit a formal application to operate the Post Office counter  

 Secure an offer of a commercial loan with terms and interest rate compatible with this 
business plan 

 Apply for grant funding under the Bedfordshire Rural Communities Charity (BRCC) and The 
Pub Fund  

 Obtain confirmation from HMRC that investors will be eligible for tax‐relief under the 
Enterprise Initiative Scheme or other tax relief schemes 

 Issue a community share offer (2‐month minimum period); with the aim to raise the 
optimum amount of £400,000 in capital 

 Draft a staffing plan and commence the search for suitable staff 
The Management Community has been supported in this by the Plunkett Foundation, Pub Is 
The Hub, Central Bedfordshire Council, CAMRA, Business In The Community’s Pro‐Help 
programme, and local residents with specific skills in accounting, marketing, fundraising, 
hospitality and running a Post office demonstrating wide ranging endorsement of the plans.  
  

The Future  

There are now many examples of villages that have saved their local pub by taking it into 
community ownership and offering a different business model, involving either voluntary or 
professional management. In all of these models the income from the business can be 
invested back into the pub or in other facilities and activities with benefit the local community. 
For community shareholders it provides a social reward, knowing that the investment is being 
put to worthwhile causes, as well as offering some small financial return in the form of an 
annual interest once the business can afford it.  

Community ownership of the George would also offer a solution for housing the Post Office 
within the centre of the village so that the project could be a real catalyst for the economic 
and social development of the village, achieving transformative community‐led service 
delivery under one roof.  
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4. Vision, Aims & Objectives  

4.1 Introduction  

This section sets out the overall vision for the new Community Hub and explains the 
underlying aims and objectives for the project. These are linked to, and directly support, the 
local needs and demand identified in section three.  
 

4.2 The vision for the project  

The vision for the project is:  
 

To develop a community hub for Silsoe that will be a central focal point for village life and 
act as a catalyst to strengthen a sense of community in Silsoe. 

 

4.3  Project aims and objectives  

The project’s aims and underlying objectives which underpin this vision have been developed 
based on the local needs identified in section 3. They are as follows:  

Aim One: To provide a flexible, multi‐purpose community facility that is sustainable for the 
future  

Objectives:  

a. To provide a facility in the village to offer people somewhere to go and something to do  
b. To provide a flexible venue that can be used for various activities, and by more than one 

user group at a time, to enable a diverse range of income generating activities  
c. To provide an attractive space that local residents, businesses and local tourists are keen 

to access, increasing the earned income potential of the building  
d. To share overhead costs between service types to further improve financial viability  
 
Aim Two: To protect essential services for the village  

Objectives:  

a. Re-establish access to a post office within the village centre, for banking, postage, and 
other essential needs  

b. To support local producers in the area to help maintain a vibrant local economy and 
generate jobs  

 
 
  



Page 10 of 30 
 

Silsoe Community Society Limited: Registered in England No: RS007275 

Registered Office: 27 Holly Walk, Silsoe, Bedford, Bedfordshire, MK45 4EB 
 

5. Proposals  

5.1 Introduction  

This section explores the plans for the new community hub in more detail. It also provides a 
breakdown of the capital costs of the project.  
 

5.2 The Project Proposals  

The vision we have for the George is for it to become a focal point of the community through 
the provision of various services which are:  
 

Various Uses 

As a traditional local village pub serving real ale and sensibly priced wholesome food. We 
want the pub to embrace the community and therefore provide food and facilities for the 
whole family. Themed nights would help to harness the talents in the village including music 
and folk nights, book nights, poetry evenings, themed food nights and guest speakers. Re‐
engaging with pub sports teams (pool and darts), sponsoring local sporting events and having 
a regular quiz night would also help engage the community. 

 As a place to meet / daytime café for village residents who currently do not have anywhere 
within easy walking distance to meet and chat. This is particularly important for the older 
residents who do not have access to a car and so cannot access the other relatively local cafes. 
It will also offer internet access for people who do not have a provision at home. The facility 
would help to connect people such as parents dropping off and picking up children from Silsoe 
primary/pre‐school and other groups within the community wanting a welcoming place. This 
would help bring the community together again.  

As a Post Office, making it completely accessible for all and provide car parking right outside. 
The George would also allow the post office to have longer core opening hours which in turn 
would mean that it could be used by a wider section of the community who at present are at 
work in the day while at the same time ensuring the provision is re-established within the 
village centre.  

As a resource for visitors, we want the building, not only to meet the needs of local people, 
but also embrace the multitude of travellers who currently pass through the village or visit 
Wrest Park. We would hope that by offering good quality reasonably priced food and by 
providing a welcoming venue we can build up a good reputation by word of mouth.  

As accommodation or office space, the rental of en-suite rooms would offer an additional 
revenue stream to the Community Hub by using the substantial upstairs area, as well as 
providing accommodation for visitors to the local Enterprise Zone and Wrest Park. Due to the 
general expenses involved with maintaining accommodation, revenue from the the rooms 
will be limited, however, the small contribution to the overall result improves the 
sustainability of the community hub.  
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Proposed Corporate Model  

We believe that the only way of achieving our aims for the George is to buy the building and 
operate it as a community hub.  

Based on these aims and following advice from the Plunkett Foundation, the initial committee 
members agreed to incorporate Silsoe Community Society as a Community Benefit Society 
(CBS) under the Co-operative and Community Benefit Societies Act 2014. The CBSs structure 
was selected as it prohibits the distribution of assets or profits to members and supports the 
wider philanthropic nature of offering community benefit. The CBS will be charged with 
arranging the share issue and commercial loan facility required to secure the building and 
complete the refurbishment.  

The main benefits of the proposed legal structure are: 
a. That the local community would own the building in perpetuity and will be able to 

decide on its future 
b. The building will be protected by an assets lock, ensuring any profits from its 

exploitation or future sale will have to be re-invested in the building or paid out to 
the community and/or local charities rather than for the benefit of its members. 

c. Members will feel more committed to the facilities offered by the hub  
d. Purchasing shares may provide a modest annual return by way of interest payable to 

members  
e. Setting up a CBS will allow us to attract grant aid  

 

Future Diversification  

As the building will be purchased as a freehold, the community will have the option to develop 
the range of services to meet their needs. Given that the proposed business is viable within 
its current form (see financial forecasts) and adequate levels of equity and profitability are 
maintained, additional services could be added later for the benefit of the community. 
Suggestions include:  

a. Development of a micro‐brewery  
b. Take-away food outlet (Take-away was previously operated successfully from 

premises) 
c. Luncheon club / meals on wheels service / school meals service  
d. Shop / deli selling local produce  
e. Internet cafe  
f. Tourist Information Point  
g. Small business office space on 1st floor 

These opportunities are limited only by the space available and demand for the service and 
will continue to be explored by the management team.  
 

Shares issue by the Silsoe Community Society  

As a means of raising the optimal amount of £400.000 in capital, shares in the project will be 
issued by Silsoe Community Society Limited (SCSL) and will be made available once an 
agreement is in place to purchase the building. Unlike shares on the stock market these shares 
cannot be traded but only withdrawn subject to the agreement between the SCSL and the 
individual member/investor. The shares will never increase in value, any increase in the value 
of the business of the CBS will be re-invested for the benefit of the CBS or the community.  It 
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should be noted that if the CBS does not perform well the value of the shares can be written 
down by the Management Committee  

The cost of each share is £50 but, for practical purposes, the minimum amount which can be 
invested is proposed to be set at £50. While the maximum legal permitted individual 
shareholding is £100,000, SCSL will confine individual share allotments to 10% of the total 
capital raised. This is to ensure distributed ownership and to allow SCSL to manage withdrawal 
requests from any individual member in the future. Owning a share automatically entitles the 
member to having a say in how the community society is managed. Being a CBS, each member 
has one vote, no matter how many shares they own.  

The membership will elect a Management Committee which will, amongst other things, 
appoint the staff required to operate the facility and advise the members on the annual level 
of interest due to the members.  

There is a tie‐in period of three years associated with the shares in order to maintain an 
adequate level of capital, after which there will be a period of notice required prior to any 
withdrawal. Any such withdrawal will require approval by the Management Committee and 
will be subject to SCSL maintaining an adequate capital base or issuing further shares. The 
committee members will have discretion in exceptional circumstances to allow shares to be 
withdrawn sooner than the requisite time.  

Shares issue – Target Amount 

The initial share offer aims to raise approximately £400,000 (deemed to be the optimal 
amount). This initial amount will be used for the purchase of the building. The minimum 
required capital for the share offer is £320,000 as this continues to offer a satisfactory level 
of gearing. The maximum amount for the share offer is £800,000 as this would cover the total 
anticipated cost for the purchase and conversion. 

Shares issue –Application Period 

The share issue will be open for a minimum of 2 months, but this term could be extended by 
a further 2 months if the minimum amount of capital is not raised within that period. 

Shares issue - Target audience and Share distribution 

Although it is anticipated that the majority of the shares will be purchased by local residents, 
approximately 70% of the total (175 residents), for the SCSL to achieve the £400,000 optimal 
amount, it is deemed necessary to make the shares available to people and businesses from 
outside the local community.  

In total, SCSL anticipate to attract 281 members to the share offer. Based on the total number 
of 1,240 dwellings, the anticipated 70% shareholding would represent approximately 14% of 
local families. Below graphs provide an overview of the % of the total shareholding by 
geographic location. 
 
It is furthermore anticipated that there will be a significant range in the amount of shares 
purchased per individual, below graph provides an overview of the distribution by value of 
the shareholding. 
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Shares issue - Sales Strategy 

The marketing strategy focuses on creating a broad basis of support for the project locally, 
whilst also enabling SCSL to attract potential investors from outside the local community. The 
following actions form part of a detailed marketing plan and are planned to take place over 
the coming months: 

1. Local Village Events are used by the SCSL to create awareness of the initiative and to 
increase community engagement. The SCSL has already organised a highly successful 
Pancake Race on Sunday February 14th, attracting approx. 500 people from across the 
entire demographic in the village. A second event, an American Themed Dance, has 
been scheduled to pre-cede the formal launch of the share offer on April 28th 2016. 
The date and content of a 3rd event is still to be confirmed, but is likely to be at the 
early July (2 weeks following the initial close to ensure an extension draws out more 
people). 

2. Pre-Launch Share Sales activities will be undertaken depending on the timing of the 
confirmation on the Advanced Assurance and award of the Standard Mark, the share 
offer will be open from April 19th, 2016. During the pre-launch sales period, the SCSL 
will offer membership to a select group of community leaders. By signing up these 
community leaders prior to the official launch the SCSL wish to influence public 
opinion and create a buzz.         

3. Official Share Launch will be held at the village hall on Thursday May 5th at 19.30 to 
maximise the impact and raise the profile of the share offer. During this meeting, the 
prospectus will be presented to potential investors, the amount already pledged will 
be announced and an FAQ session will be held.  

4. Ongoing Share Sales will be generated through the use of the following sales channels: 
a. Door-to-Door sales 
b. Website sales 
c. Local advertising 
d. Attending local events  
e. Networking 

5. EIS Tax Relief Advance Assurance has been received in order to attract larger 
investments from the local community. The EIS tax relief would enable members to 
achieve a 30% rebate on any investment made. This is deemed a very important 
incentive to attract the right level of investment and achieve the optimal amount of 
£400,000. 
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Share issue - Media 

As part of the marketing strategy, the SCSL have identified a number of key media which are 
to be used to ensure the success of the share offer. The strategy focuses on spreading the 
message across the region by using both online and print media. These include: 

 Press Releases will be used to get attention from local newspapers (Bedford Times & 
Citizen and Bedfordshire on Sunday) and some national newspapers. 

 Magazine articles will be offered to the local newsletters (Silsoe News, The Oracle) 

 The SCSL will exploit the connections with BBC Three Counties Radio to convince them 
to run a feature about the project 

 The Website will be expanded and will focus on the share offer 

 The Facebook group usage will be expanded to increase awareness and enable sharing 
of stories 

 A Twitter account will be created to enable short/quick progress updates 

 Window Sticker will be handed out to all new members to ensure the message gets 
out that the project is widely supported. It will create a talking point amongst friends 

 Use of Crowd funding platform MicroGenius to ensure a national reach of our project 

Share issue - Application Channels 

Combined with the various media sources it has been decided to enable 2 types of share 
application. This is to enable those not in the local area to sign-up for the share offer and 
make payment for their shares. These 2 application methods will be: 

1. Paper based – anticipated to be utilised by local residents as a result of door-to-door 
campaign and registration at events  

2. E-mail – downloadable form on the Website and Facebook group 
3. MicroGenius – the share offer will also be listed on the Crowd funding platform 

provided by the Community Shares Unit. The platform offers a low cost way of 
reaching a wider audience with our offer   

To accompany these various means of submitting applications, the SCSL will make available a 
number of payment methods: 

 Cash 

 Cheque 

 Electronic Bank Transfer 

 GoCardless – MicroGenius Applications only 

Share issue – Administration and Documentation 

In order to manage the various application channels a single secure Access Database will be 
created in which all members’ details will be held. Each member will be allocated a unique 
reference number in order to ensure the SCSL is able to track progress and perform statistical 
analysis on the membership. The Access Database will also hold a share application 
confirmation form (issued once the application has been processed and payment received) 
and a share certificate (issued once the share offer is complete). If the minimum target is not 
achieved or for some other reason the development does not go ahead the CBS will return 
invested sums to the members.       
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6. Building & Renovation  

6.1 Introduction  

This section sets out some of the key headings for repair, renovation and conversion costs. A 
survey of the building has been completed and architectural drawings (see attached) have 
been completed and approved by Central Bedfordshire Council. All costs for delivering the 
approved plans, excluding the creation of the post-office area, have been considered and are 
set-out below. Due to the nature of the proposed alterations to the building, only parts of the 
works have to be completed prior to opening.  
 

6.2 Building Condition and Purchase 

The building was initially constructed in 1838 and was subsequently extended to the side an 
rear of the property. Under the terms of the approved plans, the current owners have 
demolished the rear extension and are replacing it with a double story extension which will 
house the new toilets, kitchen and manager’ living accommodation. 

Based on an independent valuation the commercial value of the building is currently 
£200,000. 

The low valuation is due to the current state of disrepair and the large number of areas which 
require immediate attention. These areas mainly relate to completing the rear-extension, 
making the building weather-proof, and re-establishing basic facilities like the plumbing and 
electrics in the building. The below construction schedule aims to address all areas highlighted 
and would result in a fully function Community Hub. In case the current owners, GPS estates, 
continue with their refurbishment works, it is anticipated that the total anticipated cost for 
the purchase of the building and remaining refurbishment of £800,000 will remain 
unaffected. This is due to some of the works specified below having already been undertaken 
prior to SCSL taking ownership of the building. 
  

6.3 Construction Works Required  

Due to the layout of the building the works have been split across the ground floor and cellar 
and the 1st floor. The ground floor will house the café/pub, multi-use restaurant area, kitchen, 
toilets and Post Office. The 1st floor will be converted to make space for the new manager’s 
apartment and 7 en-suite multi-use rooms. The costs indicated below are based on a single 
quote, once the purchase price has been agreed, a further tender will be completed to ensure 
the proposals can be implemented at the lowest possible costs. The SCSL will also reach out 
to the community utilise volunteers.  
The total costs for the building works is estimated to be: £550.326. This is broken down in the 
areas of the building as highlighted above plus landscaping:   
 

AREA 1: Ground floor 

Total Cost: £376,956 
Includes: 

- 2 story rear extension 
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- New bar and server area  
- Furniture 
- Plastering walls and ceilings 
- New floor coverings (tiles and carpets) 
- Electrics (lighting and re-wiring) 
- Decorate whole ground floor 
- Render the cellar 
- Refit utility room 
- Create disabled toilet  
- Plumbing for kitchen/toilets/flat 
- New storage units, work surfaces & appliances 
- New Male and Female Toilets (ground floor) 

Post Office. To create safe working environment and to provide suitable space for an essential 
service, it is proposed to locate the Post Office on the right-hand side of the bar. This will be 
funded by up to £12,000 offered by the Post Office.  

 

AREA 2: 1st Floor Conversion 

Total Cost: £143.370 
Includes: 

- 2 bedroom managers flat and office (first floor) 
- Convert into 7 multi-use rooms, all with en-suite facilities 
- Re-plaster rooms 
- Decorate rooms 
- Carpets 
- New bathroom suites and showers 
- New electrics, plumbing and heating 
- New fire alarms & smoke detectors 
- New Sash Windows 
- New TVs, radios and kettles 
- New bedroom furniture 
- Internal Lift 

 

AREA 3: External landscaping 

Total Costs: £30.000 
Includes: 

- New Patio Area 
- Smokers Shelter 
- New Furniture 
- Lighting 
- Electric heating 
- Play equipment 

Note: The SCSL will continue to seek further funding opportunities to support these works, 
especially in the pub, café and accommodation areas of the business. 
 

The above cost projections exclude professional fees and any additional working capital 
required. Further details of the full expense can be found in section 9.4 Start-up Costs and 
Funding.     
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7. Marketing Plan  

7.1 Introduction  

The marketing plan for the George is based on three fundamental aims:  
- To increase the number of customers using the facilities (building the customer base)  
- To increase the frequency with which customers use the facilities (building customer 

loyalty)  
- To increase the value of each visit made (building customer value)  

 

7.2 Target Audience 

The target market segments that we hope to attract through the marketing proposals are:  
- Local people, including families, young people and older people – both from Silsoe and 

the wider area 
- People conducting business in the local Wrest Park Enterprise Zone 
- Tourists, including those staying in holiday accommodation locally (Centerparcs 

Woburn)  
- Day visitors to Wrest Park  

 

7.3 Proposed Communication methods 

Proposed methods for achieving the marketing objectives in the early days of operation of 
the business are outlined below. The marketing plan will be updated regularly in conjunction 
with the Hub management team as the business grows and develops.  
 
Increasing the number of customers  
The first part of the marketing strategy relies on raising awareness of the new Community 
Hub and the facilities on offer. This will be done through an extensive outward facing 
marketing campaign incorporating all forms of media including:  

 Print media  
Articles in the run up to the launch of the new facility will be placed in local print media, 
for example, the Times & Citizen, Bedford Today, Luton Herald plus others to ensure good 
coverage across wider Bedfordshire area. The aim of the marketing campaign will be to 
create awareness and interest in the facilities, by emphasising the community aspect of 
the project. The ultimate goal of the activities will be to convert readers from a general 
awareness to active interest in visiting.  

 Social media 
Mirroring the print media campaign, the social media campaign will help raise awareness 
amongst potentially a different demographic to the printed word, generating awareness 
and interest amongst a younger, and more geographically diverse audience. Website 
articles (on our own, and other’s websites) will be used, along with twitter feed, Facebook 
group, specific marketing to special interest groups such as couples planning a wedding, 
and marketing emails directly to those who have expressed an interest in being kept 
informed about the project.  
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 Local businesses, groups and clubs  
We will seek to work with local businesses, groups and clubs to raise awareness of the 
project amongst their customers, users and visitors. This will be done through leaflets / 
posters within local businesses, and through giving talks and presentations to local groups. 
The local school, which is located just up the road, offers an important marketing channel 
to engage parents picking up and dropping off children.  
 

Increasing the frequency of visits  
Having attracted customers initially through the door, our main marketing tool will be to 
create a great impression and build a positive reputation to encourage repeat visits.  

 Great customer service in a pleasant environment 
 To do this we will offer ongoing training to staff to enable them to provide a great 
customer experience. We will invest in the fabric of the building on an ongoing basis to 
provide the kind of environment that our customers will expect. We will serve customers 
promptly, with a friendly manner and any complaints will be dealt with to reach a 
satisfactory outcome for the customer. A regularly changing food menu and drinks offer 
will also help to retain customer interest, attracting repeat visits on an ongoing basis.  

 Events & Activities  
A series of activities and events aimed at engaging all sections of the local community, as 
well as visitors will be developed, including regular day and evening events (e.g. book 
clubs, darts / pool competitions, quizzes, music nights) as well as larger one‐off events 
such as seasonal markets, speciality food evenings and beer festivals. The events will 
complement other local events to benefit from the promotions and marketing carried out 
for those events.  

 Promotions / Loyalty Cards  
One off promotions will be used to generate interest, especially at off‐peak / traditionally 
quiet times. These will be developed in conjunction with the Hub staff / management to 
gain their feedback and knowledge on the most appropriate form of promotion. Loyalty 
cards offering discounts or freebies may also be offered to entice users to return on a 
regular basis.  

 Tripadvisor and other online travel forums  
Maintaining a watching brief on review websites such as Tripadvisor will enable the Hub 
management to respond to any negative reviews / comments quickly and directly, 
showing the wider potential customer base that we are engaged and committed to 
improving services. 

 
Increasing the value of each visit  

 Increasing the facilities available under one roof  
Most recently the George only functioned as a non-food pub with lunchtime and evening 
opening only. This limits the revenue generation opportunities, as well as the audience 
likely to enter the building. By co‐locating a number of services and facilities under one 
roof we aim to attract a wider audience to the facility, increasing the amount of revenue 
generated from each visitor. For example, those that may not otherwise visit the pub may 
be encouraged to do so by first visiting as a customer of the cafe or post office. 
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 Increasing the time spent in the Community Hub  
One way to increase the value of each visit made by customers is to increase the amount 
of time spent in the facility; people popping in for a drink may be persuaded to stay for a 
meal or snack by prominently displaying an eye catching and tempting menu, whilst those 
visiting to use the post office may be enticed to stay for a bite to eat after seeing a display 
of delicious cakes and smelling the freshly brewed coffee. Newspapers and second hand 
books can be used to encourage longer dwell times, and games, toys and outdoor play 
equipment can help to create a child‐friendly environment, retaining family visitors for 
longer. Good wifi connections can also encourage visitors to stay longer, particularly those 
who do not have access to this elsewhere e.g. tourist visitors. Ultimately, creating a 
comfortable and pleasant environment, that meets the needs of the customer, will 
encourage longer, more valuable visits.  
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8. Management & Operation 

8.1 Introduction 

This section describes the ongoing management and operating plans for the Community Hub 
following opening.  
 

8.2 Management of the Community Hub  

As stated previously, the building asset will be owned by the Silsoe Community Society 
Limited (SCSL), which be incorporated as a CBS. We have chosen this legal model because it 
emphasises the social benefit of the project, whilst giving the Management Committee the 
protection of limited liability. It guarantees an “asset lock” that ensures the assets of the 
society will be used for the benefit of the community and cannot be disposed of for private 
profit. The CBS’ rules have been approved by the Financial Conduct Authority and are 
available separately on the website.  

The Silsoe CS Management Committee and its members will also oversee the strategic 
management of the venue. To ensure the MC can benefit from the wide range of knowledge 
and experience available in the village, it is our intention to establish a broad SCSL 
membership drawn from across the community through the purchase of community shares.  

The first Management Committee, as elected by the founding members of Silsoe Community 
Society Limited are as follows: 

Jo Holt – Chair:  
Upon gaining an honours degree in Business Studies, Jo joined the IT industry in a 
facilitation/service improvement capacity. After 10 years she left to devote time to raising a 
family. During this period she has joined voluntary committees for a range of community 
projects, including the pre-school, lower school PTA, Friends of the Church and Village Hall. 

Matthew Dobson – Vice Chair:  
Matt is a Sales Director for a global software company and has over 20 years’ experience in 
Sales and Marketing. He is an active member of the community and a Parent Governor at the 
Silsoe Lower School. 

Erwin Bakker – Treasurer & Secretary:  
After gaining an MA in International Business Management from Newcastle University, Erwin 
joined a global financial service company where he worked in a number of roles, including as 
a Commercial Lending Analyst, European Pricing Manager and Regional Finance Manager. He 
currently works in Stress-Testing at one of the major high street banks. 

Phil Hammond – Member:  
A resident of Silsoe since 1982 and in that time Phil has served on the village school PTA, 
Village Hall Management Committee and the local Scout group committee. An experienced 
commercial manager with a background in retail, recruitment and media with a strong 
passion about the village "community". 
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Mick Hill – Member:  
Mick has owned and run a mechanical contracting company for 30 years specialising in the 
supply of labour to the construction industry. During this time he has extensive experience of 
payroll systems, vat, bookkeeping and health and safety at work. 

Jonathan Bache – Member:  
Retired for 2 years, Jon has had 20 years’ experience of running his own construction company 
with a business partner. Has particular experience of costings and valuations. Various projects 
include new build housing, domestic extensions in many forms and loft conversions. Has also 
been involved with raising finance from commercial institutions and dealing with relevant 
government departments. 

In addition to the Management Committee there are a number of residents who are being 
consulted on specific issues, not least in the areas of account, marketing, fundraising and 
hospitality. Once the purchase is complete, further expertise is to be added by hiring an 
experienced manager who would consult during the conversion and will manage the business 
following its opening. The current Post Master of Shillington and former sub-Post Masters of 
Silsoe have also been consulted, with the latter interested in taking on their prior position. 
 
The members will elect a new Management Committee at its first Annual General Meeting.  
 

8.3  Day to Day Operations 

Day to day operations of the facility will be managed by a live-in general manager. The 
appointment of a general manager will ensure that the CBS members and appointed 
management committee can focus on providing strategic direction, whilst the manager can 
focus on running the café, bar and kitchen staff and manage the accommodation.  

Apart from the general manager it is anticipated that the restaurant will require a full-time 
chef with overall responsibility for all food related activities, including: setting the seasonal 
menu, food preparation, sourcing ingredients. On peak days, it is anticipated the he will 
supervise a part-time commis.  

To assist with the running of the Post Office, Cafe and pub it is anticipated that there will be 
a number of part-time members of staff to support the manager during peak periods. 

Cleaning of the entire facility, including the accommodation on the 1st floor, will be cleaned 
by an external service provider selected through a competitive tender process.  
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9. Financial Forecasts  

9.1  Introduction  

This section outlines the anticipated income and expenditure forecasts for a five‐year period 
following opening. This is consistent with industry standard revenues for a rural aspect pub 
plus forecasts for post office and café revenues based on equivalent actuals. Year 0 includes 
all revenue and expenses related to pre-trading activities excluding the purchase and 
conversion of the building as these costs and funding are presented separately. 
 

9.2 Five‐year Profit And Loss Forecast  

 
 
 

INCOME Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

DRINKING (EVENINGS) excl. VAT

Drinks per year 0 55,536 63,635 65,949 68,263 69,420

Average # drinks p.p. 0.00 3.18 3.18 3.18 3.18 3.18

Average # visitors per day 0 48 55 57 59 60

Per drink £2.65 0.00 2.65 2.69 2.73 2.77 2.81

Sales 0 147,264 171,271 180,162 189,280 195,376

FOOD (ALL-DAY)

Covers per year 0 9,828 11,302 11,698 12,049 12,350

Per cover £11.25 0.00 11.25 11.42 11.59 11.76 11.94

Sales 0 110,565 129,057 135,578 141,740 147,462

CAFÉ (MORNING/DAY-TIME)

Drinks per year 0 12,740 14,651 15,164 15,619 16,009

Per Drink £1.88 0.00 1.88 1.90 1.93 1.96 1.99

Sub Total Sales 0 23,888 27,883 29,291 30,623 31,859

Food per year 0 7,644 8,791 9,098 9,371 9,605

Per Snacks/Cake/Biscuits/Sandwiches £1.67 0.00 1.67 1.69 1.72 1.74 1.77

Sub Total Sales 0 12,740 14,871 15,622 16,332 16,992

Sales 36,628 42,753 44,914 46,955 48,851

ACCOMMODATION

Average Occupancy Rate 0.0% 44.6% 46.8% 48.4% 49.4% 49.4%

Rooms # 0.0 7.0 7.0 7.0 7.0 7.0

Rooms per year 0.0 1,135.7 1,192.5 1,234.2 1,258.9 1,258.9

Average Per room £56.88 0.0 56.9 57.7 58.6 59.5 60.4

Sales 0 64,592 68,839 72,317 74,870 75,993

POST OFFICE

Post office & sorting office 0 13,000 13,650 13,923 13,923 13,923

Other PO sales 0 12,000 12,600 12,852 12,852 12,852

Sales 0 25,000 26,250 26,775 26,775 26,775

TOTAL TURNOVER 0 384,048 438,170 459,745 479,619 494,456

% Margins

Beverage 68% 0 99,403 115,608 121,609 127,764 131,879

Food 65% 0 71,867 83,887 88,125 92,131 95,851

Café 70% 0 25,639 29,927 31,439 32,868 34,195

Accommodation 65% 0 41,985 44,745 47,006 48,665 49,395

Post Office 100% 0 13,000 13,650 13,923 13,923 13,923

Post Office sales 25% 0 3,000 3,150 3,213 3,213 3,213

Other Income (Fundraising + grants) 83,109 0 0 0 0 0

GROSS PROFIT 83,109 254,894 290,968 305,316 318,565 328,456
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9.3 Key Trading Assumptions  

Below table provides an overview of the key assumptions used to calculate the above Net 

Income. The forecast assumptions are generally based on industry averages and have been 

checked with a number of experts currently already operating businesses in the leisure 

industry. 

INCOME  

Beverages  The assumptions on beverage sales have been informed by 
discussions with CAMRA and the most recent tenant, regarding 
best and worst case beverage sales. Our assumptions are based 
on a mid‐way point between these scenarios and assume sales of 
around 55,536 drinks per year in year one, rising to 66,000 by 
year three at an average spend per beverage of £2.65 ex VAT.  

EXPENDITURE Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

WAGES & SALARIES 34% 31% 30% 30% 30%

Wages & salaries 11,667 116,756 120,259 123,866 127,582 131,410

NI and On-Costs (10% + 3% pension) 1,517 15,178 15,634 16,103 16,586 17,083

Sub Total 34% 13,183 131,934 135,892 139,969 144,168 148,493

OTHER COSTS % Turnover

Repairs and maintenance 2.0% 0 7,681 8,851 9,287 9,688 9,988

Business rates 0 5,706 11,159 11,334 14,775 15,006

Utilities 6.0% 7,681 23,043 26,553 27,861 29,065 29,964

Insurances 1.5% 1,920 5,761 6,638 6,965 7,266 7,491

Marketing & promotions 1.3% 1,600 4,801 5,532 5,804 6,055 6,243

Consumables 0.5% 0 1,920 2,213 2,322 2,422 2,497

Waste/cleaning 1.5% 0 5,761 6,638 6,965 7,266 7,491

Professional fees 1.3% 0 4,993 5,753 6,036 6,297 6,492

Bank charges 1.1% 0 4,225 4,868 5,108 5,329 5,493

Equipment (replacement/renewal) 1.0% 0 3,840 4,426 4,643 4,844 4,994

Contingency 1.0% 0 3,840 4,426 4,643 4,844 4,994

Sub Total 11,201 71,570 87,056 90,969 97,853 100,653

Net Operating Profit 58,724 51,390 68,019 74,378 76,544 79,310

SHARES & INTERESTS & DEPRECIATION

Interest on Loan 5,159 17,010 16,592 16,150 15,684 15,191

Depreciation -  Fixtures and Fittings 0 13,457 13,457 13,457 13,457 13,457

Depreciation - Building 0 10,962 10,962 10,962 10,962 10,962

Property Revaluation 0 0 0 0 0 0

Interest on Shares Rate 0.00% 0.00% 0.00% 0.00% 1.50% 2.00%

Number of Shares £10 40,000 40,000 40,000 40,000 40,000 40,000

Interest on Shares Rate  0 0 0 0 6,000 8,000

Sub Total 5,159 41,430 41,011 40,569 46,103 47,611

Other Expenses 80,000 0 0 0 0 0

TOTAL EXPENDITURE 109,543 244,934 263,960 271,507 288,124 296,757

PRE-TAX PROFIT / LOSS -26,435 9,960 27,008 33,809 30,441 31,699

TAX 20% 0 0 2,001 6,424 5,784 5,389

NET PROFIT / LOSS -26,435 9,960 25,007 27,385 24,657 26,310

Net Profit Margin 0 2.6% 5.7% 6.0% 5.1% 5.3%
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Food  Discussions with a successful restaurant owner has revealed that 
on average sales of food would be required to be in the region of 
250 covers per week. To be conservative, we have assumed sales 
of 189 covers per week in year one, rising to 235 by year five.  
We have assumed income per cover of £11.25 ex VAT based on 
comparator venues. The split between food and beverage sales 
is in the region of 65/35 and this is comparable to other similar 
venues. 
An additional income opportunity could come from lunchtime 
visitors from Wrest Park and the Enterprise zone.  

Café  We have assumed the cafe will mainly focus on hot drinks and 
snacks (i.e. cakes & biscuits) with approx. 60% of visitors having a 
snack with their coffee. Average spend is therefore estimated to 
be £2.92 per café visitor.  
This spend could potentially be higher, however, this is largely 
dependent on to the footfall generated by the Post Office. 

Accommodation  We have assumed average revenue per room of £56.88 ex VAT 
incl. Breakfast. This is based on a standard rate of £75.00 incl. VAT 
+ Discounts for local business and bookings by members. This 
compares well in comparison to local providers of similar 
accommodation, for example, The Bull Inn in Barton-le-Clay 
charge between £65.00 and the Live and Let Live in Pegsdon 
charge £85.00 per room. We have assumed an average 
occupancy rate of 41.1% for the first year, gradually growing to 
45.6% by year 5. This occupancy rate is deemed prudent, 
although due to the costs involved with maintaining a high 
standard, total Gross Profit from accommodation will also remain 
a minor part (below 25%) of the total Gross Profit for the 
Community Hub  .  

Post Office  Discussions with the Post Office have suggested that a PO counter 
and sorting office income of around £13,000 is likely in the first 
year, plus £12,000 for ancillary PO sales. This assumes a 
significant reduction of income from current levels. We would, 
however, expect income from the post office to grow due to 
easier car parking, increasing footfall over time and the longer 
opening hours compared to previous arrangements. This would 
make the Post Office more convenient for some that do not 
currently use it. However, for the purposes of prudent business 
planning we have retained post office income at a modest level 
in the plan.  

GROSS PROFIT  

Gross Profit Margins  We have applied industry standard Gross Profit margins for Food 
(65%), Beverages (68%), Cafe (70%), accommodation (65%) and 
Post Office Sales (25%). 100% has been assumed for the Post 
Office with expenses included in the overall costs. 

COSTS  
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Salaries & Wages  Staffing assumptions comprise the following:  
A full time live‐in manager (at £32,500 per annum) to manage the 
day-to-day management of all services. 
a full-time chef (at £30,000 per annum) responsible for all aspects 
of food preparation (incl. menu, café, food sourcing, etc.).  
Additional staff for the pub, café and kitchen will employed on a 
part-time basis to cover peak periods (at national living wage per 
hour).  
Overall staffing costs are anticipated to equate to 34% of total 
turnover, which is significantly above the industry accepted 
percentage of 22% of turnover for a business of similar size.  
NI & pension costs for all staffing are assumed to be 13%. 

Other Costs  Most Other Costs are based on industry accepted standard 
percentages of turnover with a mark-up applied to cover some 
additional expenses incurred due to the nature of the business.  
Repairs & Maintenance – 2.0% (standard 1.5%) 
Utilities – 6% (standard 5%) 
Insurance – 1.5%  
Marketing – 1.3%  
Communications – 0.5%  
Waste / cleaning – 1.5% (standard 2%)  
Professional fees ‐1.3%  
Bank charges – 1.1% (standard 0.5%)  
Equipment replacement / renewal – 1%  
Contingency – 1%  
Business Rates are based on actual costs, including 50% rates 
relief for year 1 and 25% for years 2 and 3. Confirmation to be 
obtained following discussions with CBC.  

Shares, interest and 
loans  

Loan repayment costs are based on a: 
£273.425; 25‐year term mortgage at 5.25% FIXED APR with 
interest‐only paid in the 1 year for the purchase of the building. 
£49.405; 15-year term loan at 5.75% FIXED APR with interest-only 
paid in the first year following completion of the refurbishment 
of the ground floor and 1st floor  
Note: Based on current HY bond spreads these rates are deemed 
achievable. 
Interest payments on shares are variable depending on the 
surpluses generated by the business. The financial forecast is 
based on a rate of 0% paid during the first 3 years, as based on 
current assumptions the business would return a 6.6% Net Profit 
Margin by year 3.  
Corporation Tax is set at 20% for 2016/2017 and 19% for 
subsequent years of the surplus after loan and interest payments, 
with payments phased as per current HMRC rules.  
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9.4 Start-up Costs and Funding 

The current commercial value of the building is £200,000.  The legal and other fees associated 
with the purchase, based on this valuation, are anticipated to be in the region of £14,274 
(legal and stamp duty).  

Costs for the improvements and interior fittings, as highlighted in section 6, are currently 
budgeted at £550,326, however, some costs savings might still be identified through the 
tender process. 

Based on the various funding sources available, the Management Committee anticipate 
raising the required funds through the following sources: 

 

 
 
Note: In case the optimum amount is not raised and grant funding not made available, total 
bank funding will increase to £482,830. In case this additional loan funding is not made 
available, the SCSL will only implement Phase 1: Community Hub of the conversion and seek 
further grants for Phase 2: Accommodation, once the hub is operational.  

Whilst the optimal amount of capital is deemed to be £400,000 from members’ investments, 
the SCSL can decide to continue to accept new members and investment until the final closing 
date (August 14, 2016 includes 2 month extension). The share issue would close in case the 
maximum amount of £800,000 is reached.  This maximum is to enable a reserve fund to be 
established and to allow for members’ withdrawals should they occur after the first 3 years. 
This maximum would also significantly improve the financial viability due to the significant 
reduction in interest expense and improvements in cash flow. 

Based on the current commercial valuation of £200,000, the mortgage loan is required to be 
structured in two parts, the first part to be released upon taking possession, with a the second 
mortgage being released in trances whilst phase 1 of the build is been completed. 
The Management Committee are currently engaging with a number of lenders in order to 
obtain both the mortgage borrowings as well as the incremental loan and will continue to 
update the community on any major developments. In case the full amount of borrowings 
are not obtained or at unfavourable terms, which have a significant impact on the overall 
viability of the project, it will be put to a Member’s vote as to whether to continue the project 
or whether to dissolve the SCSL. In case of the latter, the SCSL will be dissolved and any 
remaining share capital will be returned to the Members. 

This is to be funded from:

Share Capital 400,000

Mortgage Funding 144,635

2nd Mortgage Funding 128,790

Loan Funding - Building Conversion 49,405

Grants 80,000

Total Funding Sources 802,830
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Additional Grant funding is being pursued currently in an attempt to reduce the amount of 
debt finance being taken on by the SCSL. This grant funding would replace partially/fully the 
loan funding identified in order to complete the conversion of the interior.   

9.5 Balance Sheet Forecast 

 

 

The Management Committee of SCSL aims to maintain the level of share capital at the optimal level 

defined of £400,000 also after the three year minimum initial hold period. Any withdrawal after this 

period may need to be replaced by offering new shares as the current projected retained earnings are 

not deemed sufficient to withstand any major building repairs (i.e. Additional repairs could be required 

to the roof, as although the roof is deemed to be of sound structure, there is only a limited life span 

on this) or significant reductions in trade as a result of a downturn in the British economy following a 

potential Brexit or other world event.   

Assets Opening* Year 1 Year 2 Year 3 Year 4 Year 5

Current Assets

Cash -26,435 -6,351 36,136 83,549 122,737 163,418

Accounts Receivable 0 3,840 4,382 4,597 4,796 4,945

Inventory 0 19,202 21,909 22,987 23,981 24,723

Short Term Investments 0 0 0 0 0 0

Prepaid Expenses 0 960 1,095 1,149 1,199 1,236

Total Current Assets -26,435 17,652 63,521 112,283 152,713 194,321

Property, plant & equipment

Land and buildings 428,843 428,843 428,843 428,843 428,843 428,843

Machinery and equipment 373,987 373,987 373,987 373,987 373,987 373,987

802,830 802,830 802,830 802,830 802,830 802,830

Less accumulated depreciation 0 24,419 48,839 73,258 97,677 122,096

Grant funding 80,000 80,000 80,000 80,000 80,000 80,000

Property and equipment, net 722,830 698,411 673,991 649,572 625,153 600,734

Other assets 0 0 0 0 0 0

Total Assets 696,395 716,063 737,513 761,856 777,866 795,055

Liabilities

Current liabilities

Accounts payable 0 15,362 17,527 18,390 19,185 19,778

Unearned Revenue 0 1,920 2,191 2,299 2,398 2,472

Taxes payable 0 0 2,001 6,424 5,784 5,389

Long term Debt 322,830 315,255 307,262 298,826 289,925 280,531

Total Liabilities 322,830 332,537 328,981 325,939 317,292 308,171

Equity

Share Capital 400,000 400,000 400,000 400,000 400,000 400,000

Retained Earnings -26,435 -16,475 8,532 35,917 60,574 86,884

Total Equity 373,565 383,525 408,532 435,917 460,574 486,884

Total Liabilities and Equity 696,395 716,063 737,513 761,856 777,866 795,055

* Opening balance sheet fol lowing the completion of the convers ion
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9.6 Cashflow Forecast 

It has been deemed key to the success of the initiative to have a positive cashflow. Based on the 

current trading forecast and funding sources, the cashflow is positive in every year.  

The positive cashflow in year 4 and 5 would also indicate that there might be scope for withdrawals 

of share capital up to the annual recommended limit of 10%, however, any such withdrawal will be 

subject to Management Committee and could be subject to further share offerings as it might be 

deemed preferable to utilise the cash reserves to repay outstanding loans.   

 

 

   

CASHFLOW Year 0 Year 1 Year 2 Year 3 Year 4 Year 5

Share Capital 400,000

Grants 80,000

Loans 322,830

Customers 0 384,048 438,170 459,745 479,619 494,456

Other Operations 3,109 0 0 0 0 0

Inventory Purchases 0 -129,154 -147,203 -154,429 -161,055 -166,001

Total Income (excl. Grant) 3,109 254,894 290,968 305,316 318,565 328,456

805,939 254,894 290,968 305,316 318,565 328,456

Building Purchase -214,274

Refurbishment Expenses -470,326

Financing Costs -5,159 -24,585 -24,549 -24,547 -24,545 -24,543

Salary Expenses -13,183 -131,934 -135,892 -139,969 -144,168 -148,493

Other Operating costs -91,201 -71,570 -87,056 -90,969 -97,853 -100,653

Total Operating Expenses -104,385 -203,504 -222,949 -230,938 -248,021 -257,146

Income Tax 0 0 2,001 6,424 5,784 5,389

-794,144 -228,090 -247,498 -255,486 -272,566 -281,689

ANNUAL CASHFLOW 11,795 26,805 43,469 49,830 45,998 46,767

CUMM CASHFLOW 11,795 38,600 82,069 131,900 177,898 224,665
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10. Risk Analysis  
 

10.1 Introduction  

This section identifies the key risks associated with the project. The risks are assessed 
according to the likelihood of occurrence and level of impact on the project should they occur. 
For those risks considered to be a significant threat to the project (those with a medium or 
high likelihood of occurrence and medium or high impact should they occur) a risk avoidance 
strategy has been developed, to prevent the risk from occurring and mitigation strategy also 
given, to reduce the impact of the risk, should it occur.  
 

10.2 Analysis of the key risks to the project  

This section considers the following risks which have been identify by the community to the 
project:  

- Lower than expected share capital raised  
- Budget overspend  
- Inability to attract required level of bank funding 
- Failure to attract sufficient customers to cover operational costs  
- Failure to offer a wide enough range of activities to attract users from across all 

sections of the community  
- Inability to reduce up-front purchase/build costs & attract grants 
- Departure of directors / key skills within the Society Steering Group  
- Unforeseen operating costs or increases in costs  

 
The following chart plots the likelihood of occurrence and impact of each risk:  
 

 

At the time of this business plan revision a number of further actions are still required in order 
to fully investigate the funding requirements and availability of grant funding.  

Liklihood 

Failure to offer a wide variety of 

activities

Inability to obtain grant funding 

/ reduce loan requirements

Lower than anticipated usage

Unforseen increases in 

operating expenses

unable to attract bank funding

M
e

d
iu

m
 

Unable to attract right 

candidate to take on daily 

management

lower than anticipated share 

capital
Captial budget overspend

High 

Im
p

ac
t 

H
ig

h
 

Medium Low 

Lo
w

 

Departure of directors / loss of 

key skills



Page 30 of 30 
 

Silsoe Community Society Limited: Registered in England No: RS007275 

Registered Office: 27 Holly Walk, Silsoe, Bedford, Bedfordshire, MK45 4EB 
 

The main risk to the project relates to the final ratio of debt financing to share equity (gearing) 
which the banks will allow for the project to commence. If the target share capital is raised 
(£400.000), assuming no savings can be achieved, the total Loans required are £322.830. This 
level of debt financing would ensure trading can comfortably cover the interest payments, 
however at a lower level of capital; gearing might exceed the bank’s risk appetite. The 
financial scenario shown above is based on the worst case trading scenario.  

The essential capital expenditure relates to the works necessary to completely refurbish the 
building and create the various areas as indicated in section 6.2. Due to the size of the project, 
controlling the budget is key to the completion of the works. However, until the project 
manager has been appointed and detailed estimates prepared, this remains a medium 
likelihood of occurrence. 

The impact on revenue income, linked to a lower than anticipated usage or a failure to offer 
a wide variety of activities, would be high. Similarly, in the medium to longer term, significant 
increases in operating costs would have a high impact. However, considerable consultation 
with the potential users has been undertaken and the range of experience available on the 
Management Committee (including extensive finance and commercial development skills) 
have been fully utilised in the assumptions contained within this business plan, in order to 
mitigate this risk. Notwithstanding this, lower than anticipated usage and unforeseen 
increases in operating costs are included at a medium likelihood of occurrence with the failure 
to offer a wide variety of activities included as a low likelihood. Contingency has been 
provided in the business plan forecast to provide latitude for such higher than anticipated 
costs.  

As the project becomes more of a reality, membership of the Management Committee will 
be expanded, bringing an even wider range of skills, knowledge and experience. It is therefore 
felt that the loss of any members of the Management Committee would be compensated by 
sufficient breadth and depth in the remaining project team to sustain the project, and there 
is significant further expertise in the village community presently coming forward.  

Experience of other community pub schemes has been that in case Society members wish to 
leave and withdraw their community shares after the end of the three‐year moratorium, that 
these withdrawals have been made‐good by new members. 


