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Introduction 

This is an opportunity to invest in a share offer to secure the long term future of The George 
and to help us turn it into a community hub at the heart of the village. A total amount of 
£800,000* is needed to purchase the building and complete the proposed conversion. We 
aim to fund as much of this as possible by selling shares (between £320,000 and £800,000, 
with an optimal amount being deemed £400,000) and grant funding, with any shortfall being 
funded by a loan.  

By subscribing to shares in Silsoe Community Society Limited (SCSL) you are not just buying a 
pub, but you are helping to enhance the feeling of community in our ever expanding village. 
The financial reward will be limited, however becoming a member of SCSL (Member) is about 
investing in the future of the community and ensuring The George is run for the good of the 
village, now and for future generations. The Community Hub offers a once in a life time 
chance to save this building and re-open it offering a wide variety of services like a post 
office, a café along with the pub, a restaurant and accommodation.  We want to buy the 
freehold of The George, High Street, Silsoe (The George) to protect it for the future and for it 
to become a community asset for everyone to enjoy in the long term. It is only a true 
community asset if it can generate a profit which can be reinvested into activities that benefit 
the community and which are for the good of the area. 

This document aims to provide you with all the information you require to make a well 
informed decision about becoming a member. The document: 

 Outlines the project and its benefits 

 Explains about SCSL and how the share offer works 

 Invites you to help bring this project to fruition. 

Please ensure you read the document carefully and in full before making a decision on 
whether you want to subscribe for share in SCSL. 

 

 

 

 

 

 

 

 

 

How to contact us 
Silsoe Community Society Limited 

27 Holly Walk 

Silsoe 

Bedfordshire 

MK45 4EB 

Call us on: 07817 801 424   E-mail us on: Erwin.Bakker@yahoo.co.uk 
Visit: www.thegeorgesilsoe.co.uk 

 

 

* The offer for Shares opens on April 19, 2016 and closes on June 16, 2016. The Share offer 
might close early if the maximum number of share is reached. Our total amount required to be 
raised is £800,000. For this reason, the maximum we wish to raise through this share offer is 
£800,000. A minimum of £320,000 through this share offer would allow us to purchase the 
building and complete the conversion using a loan. Any additional amount raised in shares 
would reduce the need for a loan. If the minimum amount is not raised, a two month extension 
can be approved by the management committee. 
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About Silsoe Community Society Limited and our vision 

What is Silsoe Community Society Limited? 

SCSL has been formed by a group of concerned villagers (with financial support from the 
Parish Council), with the intention of purchasing and restoring The George to be a thriving 
community owned business and to secure its future at the heart of the village.  
SCSL is a registered Community Benefit Society under the Co-operative and Community 
Benefit Societies Act 2014 working to a set of Model Rules and registered with the Financial 
Conduct Authority (FCA). A copy of the rules for SCSL (the Rules) is available for download 
from our website: www.thegeorgehotelsilsoe.co.uk or they can be sent to you upon request 
(see contact details on page 2). The SCSL currently holds approximately £2,200 in assets as a 
result of the Pancake race and the Stars & Stripes fundraiser. 

Background to the share offer 
Local people (and those from further afield) are being offered the opportunity to apply for 
shares in SCSL and become part-owners of the business. As Members with a personal interest 
it is anticipated that they are more likely to do everything they can to ensure the success of 
the business by becoming loyal customers, volunteers and supporters of the enterprise. 
Similar share offers have already been used to finance many shops, pubs, community 
buildings, local food schemes, football clubs and even renewable energy initiatives.  
A Community Benefit Society provides limited liability status, just like a normal private limited 
company. But unlike companies, shares in a Community Benefit Society cannot go up in value 
and the decision making process is arguably more democratic since each member has one 
vote (irrespective of how many shares they hold).  
You can find more information on the Shares and the rights attaching to them in the 
“Frequently Asked Questions” section below. 

Our vision and the benefits 
The George has traded in the village since circa 1613 and has previously been a thriving inn 
offering food and accommodation and attracting people from across the county of 
Bedfordshire. Although previously located elsewhere in the village, The George moved into 
its most recent premises in 1838. Although the building isn’t listed, the frontage is part of the 
conservation area around Silsoe High Street and most recently the building was successfully 
listed as an Asset of Community Value (ACV).  
 
SCSL aims to purchase the freehold of The George and re-open it as a thriving community hub 
in Q4 of 2016. Without this, the building is likely to be lost to future generations, as it is likely 
that it will be converted for residential use. 
The share offer therefore represents a once-in-a-lifetime opportunity to rescue this building 
and to help transform The George into a vibrant heart of Silsoe and a destination for the 
surrounding area by providing: 

 a place to meet - daytime café for village residents who currently have limited facilities 
within easy walking distance to meet and chat.  

 a place to work - Internet access will be available for people who want a change of 
scenery and for local businesses who wish to meet away from the office  
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 a place to eat and drink - A family focussed traditional local village pub serving real 
ale and wholesome locally sourced food.  

 a place for a night out –  themed nights to harness the talents in the village including 
music and folk nights, book nights, poetry evenings, themed food nights and guest 
speakers.  

 a place to sleep – overnight accommodation for visitors to the village in one of our 7 
en-suite rooms  

 a Post Office - re-establishing a much needed resource within the village centre which 
is completely accessible to car parking right outside and longer core opening hours 
due to being present in The George.  
 

The George has the advantage that it can offer many services under one roof and that it is 
located in the centre of the village. It offers historical links with many parts of the village, has 
a car park and a substantial family garden. The premises are on the High Street in a growing 
village providing an ideal setting for local residents young and old, businesses and visitors to 
local attractions like Wrest Park.  
 
Once the profitability of the business is established and sufficient reserves have been built up 
and interests paid, then any surplus must be reinvested in the business or in other activities 
which are for the benefit of the community. This means that the more the members and the 
community support the business, the greater the payback to the community as a whole will 
be. We’ve already got many more ideas to further expand, not least through meals-on wheels 
for elderly residents, a micro-brewery, take-away, deli, tourist information point and a village 
event organiser, but if you buy Shares in SCSL it’ll be your hub too, and you can help decide 
how it’s developed and run! 

Who are we? 
Here’s a little information about the current Management Committee of Silsoe Community 
Society: 
 
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. 
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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". 

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 two 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 accounting, 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. 

How much money do we need to raise from this share offer? 
Our target is to raise a total amount of £800,000 in order to purchase the freehold and convert 
the building. This amount breaks down as follows: 

 

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

 

Total Expenditure

Building Purchase (incl. Stamp Duty) 203,250

Professional Fees 11,024

Phase 1: Community Hub 406,956

Phase 2: Accomodation 143,370

Working Capital 38,230

Total Cost Purchase 802,830
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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. 
 
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.  
  
We are continuing to explore further grants funding opportunities and have identified 2 
programmes offered through the power to change. Although in the early stages, each of the 
programmes (The Pub Fund or the Community Business Fund) could result in a further 
£75,000 of funding being made available to SCSL.  
 
We have prepared a comprehensive business plan which is built on diversifying the business 

into a multifunctional community hub offering the services as highlighted above, bringing 

together pub, post office, café and accommodation into a single entity, in effect, several 

income streams under one roof. ULTIMATELY THOUGH, ITS SUCCESS WILL BE DOWN TO US 

AS A COMMUNITY.  

The following table offers a summary of the financial analysis, however, for more detail about 

our plans, including a comprehensive marketing plan, a thorough risk analysis and detailed 

financial information , you can download the Business Plan from our website 

www.thegeorgehotelsilsoe.co.uk or it can be sent to you upon request (see contact details on 

page 2). 

 

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

Financial Summary Year 1 Year 2 Year 3 Year 4 Year 5

Turnover 384,048 438,170 459,745 479,619 494,456

Gross Profit 254,894 290,968 305,316 318,565 328,456

Gross Profit Margin - % 66% 66% 66% 66% 66%

Expenses 244,934 263,960 271,507 288,124 296,757

Expenses Ratio - % 36% 40% 41% 40% 40%

Net Profit 9,960 25,007 27,385 24,657 26,310

Net Profit Margin 3% 6% 6% 5% 5%

Balance Sheet Summary

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

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

Capital 383,525 408,532 435,917 460,574 486,884
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Although The George Hotel was previously deemed not to be viable, with 93% of the 

population sample supporting the idea of saving The George, 87% of them requesting a 

pub/restaurant and 70% seeking a place to meet, there is overwhelming support for the 

establishment of a community hub in its place.  

The financial analysis furthermore shows that the proposed combination of the services also 

ensures this venture would be a viable business due to its varied streams of revenue rather 

than just relying on income from alcohol sales.  

 

Due to the buy-in from the local community, it is also noted that the five year survival rate of 

community businesses stands at 96%  

All monies invested from this share offer during the offer period will be held in a holding 

account and not spent until the Management Committee deem the fundraising programme 

successful. Contributions will be fully repaid in the event that the project does not proceed. 

The Enterprise Investment Scheme 
The subscription for Shares is eligible for tax relief at 30% of the value of shares purchased if 
they are held for at least three years. We have received Advance Assurance from Her 
Majesty’s Revenue and Customs (HMRC) that SCSL will qualify for the Enterprise Investment 
Scheme, on the basis of the information that we supplied which is included in our draft 
business plan.  
After we’ve been trading for four months, SCSL will issue each eligible Member with the 
appropriate form (EIS3) to enable them to claim tax relief. It is the responsibility of each 
Member to make their own enquiries and to satisfy themselves as to their eligibility for such 
tax relief.  
It is not guaranteed that the tax reliefs under the Enterprise Investment Scheme will be 
available to Members irrespective of the granting of the Advance Assurance and you should 
seek independent financial advice if you are unclear. 
 

  

Margin Breakdown Year 1 Year 2 Year 3 Year 4 Year 5

Beverage 39% 40% 40% 40% 40%

Food 28% 29% 29% 29% 29%

Café 10% 10% 10% 10% 10%

Accommodation 16% 15% 15% 15% 15%

Post Office 5% 5% 5% 4% 4%

Post Office sales 1% 1% 1% 1% 1%
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Frequently Asked Questions 

What sort of organisation is Silsoe Community Society Limited? 

SCSL is a Society set up to benefit the community. It is registered society under the Co-
operative and Community Benefit Societies Act 2014 and gives members limited liability to 
the value of their shareholding and a vote at members meetings on the basis of one member, 
one vote. A single share confers membership of the Society. The management committee is 
democratically elected and any member can stand for election. Any profits that the Society 
makes can be reinvested in the business, used to benefit the community or used to pay a 
small amount of interest to shareholders. 

Who will benefit from this venture? 
The community of Silsoe, its surrounding areas and supporters of The George all over the 
world. 

Is it a good business proposition? 
We believe so, as based on the response received on the survey and the attendance and 
comments received during the pancake race, the residents of Silsoe are looking for improved 
facilities within the village.  
 
Our financial projections, summarised in this share offer document and as set-out in detail in 
the business plan, indicate that The George would be profitable from year 1 and that based 
on the amount of shares sold, The George shows a positive cash flow across all years.  
 
Based on this financial performance, it is anticipated that Members will receive a nominal 2% 
interest rate on their shares by the end of year 3, growing to 4% by year 5. In combination 
with the EIS tax relief, this could ensure a good level of financial return for potential investors 
over the first 5 years.      

What are the risks? 
Due to the volatile nature of the business and requirement for support from the village, the 
rates of return indicated are not guaranteed and are subject to Management Committee 
approval. Also, the shares may not be readily convertible to cash should you need to withdraw 
them. 
 
All commercial activities carry risk. These include: 

 Failure to raise sufficient capital 

 Failure to achieve the predicted level of turnover 

 Unforeseen operating costs 
A more detailed analysis can be seen in the risk analysis of the business plan.  

What happens if the business gets into financial difficulties? 
If this occurs, SCSL may be placed into liquidation, in which case a liquidator would be 
appointed who would realise the assets and distribute them to SCSL’s creditors. Effectively, 
this would mean selling the freehold of The George (on the basis that the building would be 
the main asset at the relevant point) and the creditors would be paid from the proceeds. After 
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the payment of the creditors and the costs of the liquidator, if there was any surplus, this 
would be returned to the Members up to the value of their shares, and an asset lock would 
ensure that any further surplus was used for the benefit of the community. 
 
You should note that if SCSL gets into financial difficulties, then: 

 the Management Committee may have to suspend your rights to withdraw your 
Shares; 

 the Management Committee may have to write down the value of your Shares; 

 you may lose all the money you paid for your Shares. 
 
However, it will be the Management Committee’s responsibility to inform the Members of 
the financial performance of The George on an on-going basis. Therefore, the Members will 
have full control over the management of the company and can take any necessary action to 
avoid such events. 

What is the limit of my liability, should I subscribe for shares? 
Your liability as a Member is limited to the value of your shares. 

How can I get the amount I have paid for my shares back if I need to? 
To maintain an adequate level of capital there is a tie‐in period of three years associated with 
the shares. After this 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 and cash position. Any withdrawal of shares may 
also be subject to a successful new share offer. The committee members will have discretion 
in exceptional circumstances to allow shares to be withdrawn sooner than the requisite time. 
Please note that any withdrawal within 3 years following the initial investment would also 
render the shares ineligible for EIS tax relief. Withdrawals are also likely to be limited to a 
maximum of 10% of the total share capital in any one year, unless surpluses are deemed 
sufficient. Withdrawals will be dealt with in order of application and will require three 
months’ notice. 
 
Please refer to the Rules for further information relating to withdrawals. 

Can I lose more than the value of my shares if the business fails? 
No, you are protected by Limited Liability. 

What protection do I have if I subscribe for Shares? 
This share offer is exempt from the Financial Services and Markets Act 2000; this means you 
have no right of complaint to an ombudsman. A Community Benefit Society is registered with, 
but not regulated by, the FCA and therefore the money you pay for your shares is not 
safeguarded by any depositor protection scheme or dispute resolution scheme. As the whole 
of your investment carries a risk, please consider it carefully and if necessary seek 
independent advice. 

How do I apply for shares? 
Either send a completed application form by mail of e-mail as indicated or complete you 

application on www.MicroGenius.org.uk/project and search for The George Silsoe.   
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Who are the people organising this? 
The people organising this share offer are a group of local people who believe passionately in 
preserving The George and restoring it as a real asset to the community (their details are set 
out in the “Who are we?” section above). These people are also the founder members of the 
Management Committee of SCSL. Collectively there is a wealth of business and community 
experience within the Committee.  

Who can become a Member, are there any restrictions? 
Members can either be private individuals or businesses. A business or organisation can 
nominate an individual to vote on their behalf. There is no requirement for Members to be 
resident in the community - just a desire to support the cause. The only restriction is that 
Members must be aged 18 or over.   

Who are the Members of Silsoe Community Society Limited? 
Anyone who owns a share is a Member. 

Can I buy shares for somebody else? 
Yes and who wouldn’t want to own part of a local pub. Circle the word “GIFT MEMBERSHIP” 
and complete the form giving the details of the recipient first and your details second, 
subsequently sign the form with your own name. We will ensure the share certificate is made 
out in your friend’s or family member’s name and send to your address.  

What are the rights attaching to the Shares? 
Each Member has only one vote at member’s meetings, irrespective of the number of shares 
they own. Further details regarding the rights attaching to the Shares are set out in the Rules.  

How will the hub run? 
The hub will be run by a Manager and other full-time and part-time paid staff employed by 
the Management Committee, on behalf of SCSL, and supported by volunteers. The key 
decisions in relation to the running of the pub will be made by the Management Committee. 
Only Members may be elected to serve on the Management Committee.  Once the 
Community Benefit Society is fully established, one third of Management Committee 
members will retire annually. The Management Committee is elected each year by and from 
the Members at the Annual Members’ Meeting. The Management Committee may co-opt 
other members onto the Management Committee, but these appointments are only valid 
until the next Annual Members Meeting.  
 
Further information regarding the Management Committee (its composition, the 
appointment of its members and the regulation of its meetings etc.) are set out in the Rules. 

What is the minimum and maximum number of Shares that I can subscribe for? 
To ensure everybody is able to help save The George and have a say in how it is run, the 
minimum number of shares is one, with a nominal value of £50 per 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.  
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What if the minimum number of Shares is not reached? 
We fully anticipate that we will reach our minimum target due to the interest expressed 
through the survey and the projected financial performance of the Community Hub. However, 
in case we do fall short, the first action the Management Committee will take is to seek 
alternative funding and to replace the shortfall either in the form of additional borrowing or 
grant funding. In the case of additional borrowing, we will consult members to agree the 
revised business plan before going forward and give members an opportunity to review the 
share application.  In case grant funding is not successful or the additional borrowings mean 
that the project is not financially viable, 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 share capital will be returned to the Members.  

What do I receive from my subscription for Shares? 
Holders of shares will be rewarded primarily through a social dividend rather than a monetary 
dividend. The first return is the knowledge that your subscription will be helping the 
community re-open a facility in Silsoe – which had been at the heart of the village for the last 
400 years. 
 
However, SCSL can pay interest on share capital up to a level sufficient to attract and retain 
the investment (maximum 2% over Bank of England base rate or 5%). The Management 
Committee anticipates that once SCSL has shown a satisfactory level of profitability, it will pay 
interest at a rate similar to what you would receive from a savings account, but there is no 
commitment or guarantee to that. All interest payments will be at the discretion of the 
Management Committee, who will make their decisions based on the needs of the business. 
 
As mentioned before, we also hope that subscriptions for Shares in SCSL will qualify for tax 
relief under the Enterprise Investment Scheme, which would ensure a significant reduction in 
the true cost of your investment as for every £1,000 invested you would receive 30% back 
through income tax relief. 
 
In addition to these main benefits, SCSL have decided that as part of the initial share offer, 
new members will also receive: 

- A Share Certificate confirming your shareholding 
- Your name immortalised within the fabric of the building (subject to additional 

consent)  
- A free pint (or equivalent) at the opening  
- A 10% discount on overnight accommodation during the first year 
- The opportunity to become a “Grandee” (by investing over £1,000) and to receive your 

very own personalised drinking vessel. Held behind the bar! 
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What is the Enterprise Investment Scheme (EIS)? 
EIS is a government scheme to give investors a financial incentive to invest in smaller, higher 
risk ventures.  It works by giving an individual, whose shareholding qualifies for the scheme, 
the ability to claim tax relief at a rate of 30% (provided Shares are held for over 3 years). There 
are various qualifying criteria for both the relevant entity (in this case SCSL) and the individual. 
There is no guarantee that EIS relief will be available for your share subscription and your 
decision as to whether to buy Shares should not assume that you qualify for EIS relief.  
 
More information on the Enterprise Investment Scheme is available on HMRC’s website 
www.hmrc.gov.uk/eis. 

Is EIS only available for high earners?  
EIS is available for all individuals whether they submit a tax return or pay their income tax 
through PAYE. The Management Committee will offer further information on how to submit 
the tax relief claim when requested by the individual Member. 

Can my Shares go up and down in value? 
The value of your Shares cannot increase beyond their face value. Their value may be reduced 
if the liabilities of the business increase or the value of its assets decrease. Rule 8.6 of the 
Rules states that “on the solvent winding-up of the Society, holders of shares will have no 
financial entitlement beyond the payment of outstanding interest and repayment of paid up 
share capital.” 

Can I transfer my shares to someone else? 
No, the exceptions being if the shares are bequeathed in a will or you enter into bankruptcy. 

Will I have a say in what happens? What happens if I don’t like how the business is 

being run? 
Each Member will have a vote at Annual and Special Members Meetings. 12 Members or 10% 
of all Members (whichever is less) can require the Secretary of SCSL to convene a Special 
Members Meeting to consider any matter which concerns them. 

Will meetings of the Management Committee be open to shareholders? 
Whether or not Management Committee meetings are open to Members is at the discretion 
of the Management Committee. 

Will Members be expected to volunteer their services? 
Only if the member is willing to get more involved and is willing to volunteer their services. 
Each member is a shareholder and therefore has a vote during the AGM to empower the 
Management Committee to run the business, beyond this, there is no obligation to get 
involved. 

The Business Plan does anticipate that there is some need for volunteers behind the bar and 
in the kitchen during the initial start-up period, however, volunteers do not need to be 
members.  
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Apart from these opportunities, as The George will aim to organise village events (i.e. the 
annual Pancake Race), there will be plenty of other opportunities for Members to get involved 
if the member wishes to be fully engaged with the project. 

During the conversion of the building and with its on-going maintenance, there will also be 
opportunities for Members to get involved in cleaning, decorating, gardening and general DIY 
efforts in order to reduce costs. 

What is the Standard Mark? 

The Standard Mark has been developed by the Community Shares Unit, with the support of 
the Financial Conduct Authority (FCA).  In the absence of statutory regulation and a lack of 
financial compensation, the Standard Mark was created to enable organisation demonstrate 
that they are engaged in good practice. The Mark fills this gap and is a voluntary form of self-
regulation, based on an independent peer review by a licensed practitioner. This review acts 
as a final check on the quality of the offer documents before its public launch. 
The SCSL have opted to subscribe to The Mark in order to give potential members and 
commercial lenders confidence that our community share offer adheres to good practice. The 
Standard Mark is off course not a guarantee that the business will be a success, but hopefully 
we have assured you of our intentions to make this project succeed. For more information 
please visit: communityshares.org.uk 

What is MicroGenius and who runs it? 
MicroGenius is a new website where ordinary people can buy shares in community-based 

projects. It allows supporters to find out all about the community share offer and then 

register as a member and purchase shares in a painless process that does not require 

applications forms and snail-mail.  

MicroGenius is run by the Community Shares Unit, a programme delivered by Co-operatives 

UK and Locality, who also work with a number of organisations to help spread the word 

about community shares. By being a national website SCSL decided that we would be able 

to attract attention in a way we would not be able to do through our website and through 

Facebook only. 

Our Share Offer can be found at the following web address: 

www.microgenius.org.uk/project/save-the-george-silsoe-50 

Has this sort of thing been done before? 
Yes! Have a look at www.thegeorgehotelsilsoe.co.uk to find links to the websites of many 
other community owned pubs that appear to be thriving.  

http://www.microgenius.org.uk/pg/faq-24#what_are_community_shares
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Terms & Conditions and Legal Statement 

You cannot withdraw your application for Shares after your application form has been 
received unless the offer is undersubscribed and further loan finance is needed. The 
Management Committee are under no obligation to accept your application for Shares. They 
may decide not to issue Shares to you or allocate fewer Shares than you applied for. They is 
no duty to give any reasons for their decision, but the Management Committee will consider 
applications in the order in which they are received and are likely to accept those who have 
applied first, so the earlier the application, the more likely it is to be successful. 
 
SCSL will acknowledge receipt of your subscription monies and application form and may cash 
your cheque as soon as it is received. SCSL will hold your money in our nominated bank 
account for you until the Management Committee have considered your application and the 
project is going ahead. Once the Management Committee have issued Shares to you, the 
money will belong to SCSL. 
 
SCSL will not pay you interest on any money it may return to you, or on the money you send 
us to buy your Shares. You will be bound by the Rules of SCSL if Shares are issued to you. 
 

Important points about the Share Offer that you MUST pay particular attention to before 
deciding whether to take part 
When considering taking part, it is VITAL to realise this is an investment in our community, is 
aimed at creating a unique asset for us all, and will help to make Silsoe village a more vibrant, 
thriving and sustainable place. It is not a conventional financial “investment” with an 
expectation of direct financial returns. 
  
The full details are set out in the Rules of SCSL which can be downloaded from our website 
www.thegeorgehotelsilsoe.co.uk, but below are the main highlights to consider: 
 

1. The minimum shareholding is 1 Share. Each Share has a value of £50 and the maximum 
that can be held by an individual as part of this share offer is 10% of the total number 
of share subscribed to.  

2. Members must be over 18 years of age and shares must be paid for in full on 
application (form attached). 

3. Only one application can be made per person (unless shares are purchased as gifts) 
4. Shares are not transferable (except on death or bankruptcy) – you cannot sell these 

Shares except to SCSL itself for their original value of £50 per share. 
5. The value of Shares cannot increase beyond their nominal value of £50. However, their 

value may reduce to less than that figure or they may become worthless. 
6. Your liability as a Member is restricted to the value of your Shares. In the event that 

the business should fail, you would have no further liability by virtue of being a 
Member. 

7. Currently we plan to pay interest on these Shares from year 4, but the share 
subscription should be viewed as a “social investment”. The Rules allow the 
Management Committee to suspend interest payments if the level of trading success 
could not justify such payment. 
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8. The only way to recover the sum initially invested (or any reduced value) is to give 
notice of withdrawal. This cannot happen until three years have elapsed from the date 
of issue, or such other period as the Management Committee decides. 

9. The specific conditions for withdrawal include (full details are set out in the Rules): 
a. withdrawals must be funded from trading surpluses or new share capital – and 

are discretionary (i.e. subject to the Management Committee being satisfied 
this is consistent with the long-term interests of SCSL); 

b. the total repayable in any year may be specified by the Management 
Committee; and three months of notice must be given. 

10. Silsoe Community Society Limited is registered with the Financial Conduct Authority 
(FCA). However, this offer of Shares is not regulated by the FCA; there is no right of 
complaint to the Financial Ombudsman, nor can you apply to the Financial Services 
Compensation Scheme. 

11. You should pay special attention to the risks highlighted within the “Frequently Asked 
Questions” section above and the RISK Analysis within the Business Plan. The Rules 
set out the detailed provisions relating to SCSL and reading the Frequently Asked 
Questions should not be considered a substitute for reading these in full. The Rules 
are important and will be binding on you, as a Member, should your application for 
Shares be successful. 

12. Before deciding to subscribe, please consider seeking independent financial or legal 
advice in relation to the terms of this offer. 
 

 
Community shares are fully at risk. You could lose some or all of the money you invest. You 

have no right to compensation from the Financial Services Compensation Scheme, nor any 

right of complaint to the Financial Ombudsman Service. 

 
 
If you need further information on the project itself, please do not hesitate to contact us. 
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APPLICATION FORM 
 

Our campaign to Save the George in Silsoe, Bedfordshire requires the community to raise a 

maximum of £800,000 towards the purchase of the building and to our aim to re-launch the 

George as a community hub hosting facilities including Café, Pub, Restaurant, Post Office 

and Meeting facilities for local residents and businesses to use. If you wish to become part 

of this journey, please become a member of Silsoe Community Society Limited by 

completing this application form and return it to: 

Silsoe Community Society Limited 

27 Holly Walk 
Silsoe 

Bedfordshire 
MK45 4EB 

Alternatively, you may send a scanned copy of the signed application form to: 

E-mail address: Erwin.Bakker@yahoo.co.uk  

Or apply on-line through MicroGenius:  

www.microgenius.org.uk/project/save-the-george-silsoe-50 

Note: Please only submit one application per person, copies of this form can be downloaded 
from www.thegeorgehotelsilsoe.co.uk 

Member Type PRIVATE BUSINESS GIFT MEMBERSHIP 

Full Name  

Address Line 1  

Address Line 2  

Town  

City  

Postcode  

Contact Phone No.  

Email Address  

EIS YES NO 

 

Please indicate the level of Share ownership you are committing to by completing this form.  

Number of Shares 
 
 

Minimum = 1 and Maximum = 10% of total shares 
allotted (anticipated to be £40,000) 

 Value of Shares 
 
 

In £50 increments  
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For Payment please either: 

1) Enclose the correct cash amount with your application form 
 

2) Enclose a cheque with this form made payable to Silsoe Community Society Limited 
for the total value of the shares you are applying for 
 

3) Transfer a sum of money equal to the total value of the shares you are applying for to: 
The Co-operative Bank PLC 
 
Account name:  Silsoe Community Society Limited  
Sort Code:   08 - 92 - 99 
Account No:   65 79 30 80 
Reference:   Your surname and postcode 
 

4) GoCardLess (DD) for applications through MicroGenius only 
 

Receipts for the subscription amounts will be issued by email wherever possible. 
 
By requesting to become a member of Silsoe Community Society Limited, I agree to my name, 
address, phone number(s), email address (where applicable) and the number of Shares I wish 
to purchase being held on a computer database. I understand that this information will be 
used for the purpose of maintaining a register of Members and potential Members, as 
required by the Rules of Silsoe Community Society Limited, for posting of notices regarding 
the activities of The George and that these will not be passed to third parties. 
 
I confirm that: 

 I have read and understood the terms of the Share Offer document. 

 I understand that this application, if and when accepted by Silsoe Community Society 
Limited, forms a contract subject to English Law on the terms of the Offer Document 

 I am over 18 years of age 

 I am not relying on any information which is not included in the Offer Document 

 I will give proof of my identity and address if the Management Committee ask for it 
(this may be necessary for anti-money laundering purposes). 

 
 
 
Signed:  ..................................................................... 
 
 
Date:   ...................................................................... 
 


