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INTRODUCTION 
 
Freehold pub values increased 10 fold from 1975 to peak in 2007.  During much of this 
period large pub estates were built up by pub owning companies (PubCos) using cheap 
debt.  However, in 2007 the market ground to a halt and in the last 11 years there has been 
a dramatic reversal of fortune.  Much of the fall is due to the PubCos which were hit by the 
credit crunch and have been selling off assets to pay down debt – a trend which is likely to 
continue.  The decline has also been accentuated by competitive pressures on drinks sales 
and supermarkets undercutting pubs which has put a significant strain on the traditional 
pub tenancy model that has become increasingly uneconomic.  Even the well known chain, 
Wetherspoons has succumbed to economic pressures and closed over 34 public houses in 
the last three years 
 
As a result of these pressures the nature of pub ownership is changing.  There are around 
50,300 pubs in the UK (Statistica 2018) and the large estates are now being broken up and 
properties are being closed or passing into the hands of individuals and small groups.  It has 
also become clear that the traditional pub owning model has become inflexible and 
increasingly uncompetitive. 
 
The traditional model separates the pub owner from the pub operator.  The pub owner has 
charged ever-increasing rents and generally been slow to invest capital in the property.  The 
pub operator has struggled with weak sales, high tied beer costs, uneconomic rent and 
insufficient capital to invest in the asset.  This is a vicious circle which usually leads to 
declining sales. 
 
Smaller, newer and better managed independent groups are now emerging to acquire and 
invest in pubs using a more integrated model.  Yummy Pub Co have built up a successful 
group in London, Surrey and Kent and the Beautiful Pub Company is a similar operation in 
the Midlands.  This new breed of company is showing that there are still significant 
advantages in running portfolios of pubs rather than single assets (buying efficiencies, 
marketing and staff development in particular).  But they are also careful to avoid divorcing 
operations from ownership.  They incentivise on-site management and encourage 
individuality locally whilst at the same time offering strong head office support where 
needed. 
 
Similarly, communities are increasingly teaming up and buying these under-performing 
assets, operating them for the benefit of the community.  According to new figures released 
in 2017 communities have invested in over 100 community share issues (of which 57 are 
pubs) and raised in excess of £15 million.  The leading community share offers include 
energy co-operatives, football clubs, shops, post offices and community pubs.  According to 
the Plunkett Foundation, community ownership is becoming increasingly popular in the UK.  
There are now more than 250 co-operatively owned village shops and the co-operative 
model has also supported woodland projects, broadband initiatives, housing schemes and 
much more.  Co-operative ownership is a sustainable and ethical way of doing business with 
97% of community owned village shops opened over the last 25 years still open and trading 
today. 
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The Stoke Canon Inn is the only pub in Stoke Canon.  It was owned by a PubCo until 2007 
when rising costs made the tenant’s business unsustainable and it was closed and put up for 
sale.  A property development partnership, Collier Holdings, bought the premises, let out 
the sizeable upstairs flat and left the trading area empty.  The community approached the 
owners in 2011 with a proposal to lease the trading part of the premises.  An agreement 
was reached and for the last 7 years the Stoke Canon Inn has run successfully as a volunteer 
staffed community venture.  Collier Holdings are now offering the property for sale and the 
community wishes to purchase it and protect its future within the heart of the village. 
 
The Stoke Canon Inn is a traditional village pub with a main bar and dining area.  There is a 
fully equipped kitchen a well-maintained cellar and store room.  Toilet facilities are provided 
which also include disabled access.  There is a sizeable flat on the first floor of the property 
which comprises a large kitchen/diner, three large double bedrooms, a bathroom and 
separate WC.  To the exterior there is an attractive beer garden with trees and flowering 
shrubs and views to the countryside beyond.  There is a brick built, tiled structure that 
houses a BBQ and there is a child’s play area with swings, slides and climbing equipment.  
Between the pub and the beer garden is a car park, storage sheds and a garage (currently 
used for additional storage). 
 
 
THE OFFER 
 
Background 
 
The proposal to form a Community Benefit Society (Stoke Canon Community Pub Limited) to 
purchase and protect the Stoke Canon Inn was initiated by a group of concerned villagers.  
Having devoted a significant amount of time and effort in keeping the pub open the 
community wishes to maintain its on-going success and is fearful that it could be purchased 
with a view to repurposing it as housing.  If the community does not purchase the 
property, Stoke Canon will lose its last pub. 
 
The Stoke Canon Inn is the venue for a wide variety of social and community activities, 
delivering wide social impact.  This impact includes support for older and vulnerable people 
remaining independent in the community, combating isolation, improving health and 
wellbeing, retaining and promoting local heritage and culture and the positive economic 
impact of adding to the tourism offer of the village and the wider area.  The positive impact 
of the volunteer led day to day to day operation of the pub itself contributes to social capital 
in the village – nurturing and strengthening connections between local people.  Ensuring the 
Stoke Canon Inn remains open will safeguard this considerable impact. 
 
Community support for the Stoke Canon Inn is evidenced by the fact that the community 
raised £15,000 for refurbishment and stock costs to re-open the pub in 2011 and it is still 
thriving after 7 years. 
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What is being proposed? 
 
Our Plan 
 
Our plan is fairly simple.  The community will buy the freehold of the Stoke Canon Inn and 
lease the pub to the existing community-led operator and the upstairs flat to the existing 
residents in situ. 
 
We will ensure that it continues to be run as a traditional, tenanted village pub providing a 
hub for the community and offering a vital space for pastimes, entertainments, local events, 
celebrations and commiserations.  The Society will own the buildings and the land and will 
agree a lease with the incumbent tenant, Stoke Canon Inn Limited, the community venture 
that has tenanted the pub for the past 7 years. We will set terms that are fair and are an 
attractive proposition but will ensure that the Society receives reasonable payment to 
achieve its goals.  The Society will also benefit from income from the private tenanted flat 
on the upper floor. 
 
No individual who is an officer of Stoke Canon Inn Limited will be able to serve in an official 
capacity with the Society and vice versa. 
 
The Property 
 
The community, in partnership with Stoke Canon Inn Limited, has taken great strides in 
keeping the property in a reasonable condition particularly as Stoke Canon Inn Limited has 
operated with a full repairing lease.  Over time the Society will review, and where necessary, 
will refurbish the property to ensure its attractiveness to customers.   
 
The Stoke Canon Inn is in a fortunate position in that many of the customers are engaged in 
artisanal trades most of whom are willing to offer their services to help improve the 
property.  We have allocated a maintenance budget of £2,000 per annum.  Historically, 
when repairs or improvements have been undertaken, the community has come together 
and volunteered their time.  The exterior of the property has been maintained in good order 
and was refreshed two years ago, the interior has been redecorated twice since the pub 
reopened and the large beer garden boasts a state of the art play area for children and is 
kept immaculate by volunteers who keep it stocked with attractive shrubs and trees.  The 
drainage to the property had a complete overhaul in early 2018 which was undertaken by 
the current owner and broken tarmac at the entrance to the car park was repaired this year 
by an experienced volunteer at no cost to the pub. 
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The Lease 
 
Stoke Canon Inn Limited will grant a lease for 25 years at an initial price of £1,000 pcm.   
 
In summary the lease will be as follows: 
 
1 The landlord is Stoke Canon Community Pub Limited and the tenant is Stoke Canon 

Inn Limited 
2 The term is for 25 years 
3 The rent will be £1,000 per month 
4 User is to use the premises as a public house with the sale of hot and cold food 

including live music, dancing, functions and ancillary uses to a public house 
5 The tenant has the right to use the garden, garage and car park 
6 Rent review dates will be set but the rent cannot go down.  It will either remain the 

same or if rents have increased then it will increase in accordance with that 
obtainable on the open market at the date of review.  Disputes will be subject to 
expert determination 

7 Insurance.  The landlord will insure the building and recharge an appropriate portion 
of the premium to the tenant 

8 The tenant is to pay all utility costs and relevant taxes 
9 The tenant is to keep the interior of the property in good repair including the 

landlord’s fixtures and fittings, to keep the garden and car park in a clean and tidy 
condition, well cultivated and free from weeds and cannot allow any rubbish or 
waste to be left there.  The landlord keeps the structural and exterior parts of the 
property in a good state of repair.  Any structural alterations require the landlord’s 
consent 

10 The tenant is allowed to attach signage appropriate to the nature and location of the 
property, appropriate to permitted use 

11 The property will be subject to a break clause for the tenant at any time during the 
term of the lease by giving not less than three months prior written notice. 

 
The occupants of the upstairs flat will be offer a new assured shorthold tenancy at a rental 
level of £800 per calendar month. 
 
The Community 
 
Stoke Canon is located approximately 4.5 miles North East of Exeter within the East Devon 
District Council area.  The village had a population of 660 at the last count in the 2011 
census.  The population is diverse with a range of ages and socio-economic groups.  The 
village forms a major part of the Exe Valley electoral ward.  The population of this ward was 
2,041 at the 2011 census. 
 
The Exe Valley has a population that is older than the national average with almost a 
quarter of people over 65.  The risk of older people suffering isolation is well documented.  
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East Devon District Council’s place profile of the Exe Valley reveals:- 
 

The proportion of the resident population of 65 and over was 24.15% which is very 
high by national standards with Exe Valley ranking in the top 20% of wards.  By 
comparison, the East Devon figure was 29.89% and the national figure was 16.45%.  
With an average age of 45.6%, Exe Valley is in the highest 20% of wards nationality 
and is in a district that has an average age in the highest 20% of districts nationally. 

 

Exe Valley is ranked 3710 out of 7679 wards on the deprivation score, putting it in 
the middle 20% of wards nationally. 
 

Exe Valley has a very small public sector with 7.51% of employment in this sector.   
This compares with 26.45% in East Devon and 27.86% nationally. 
 

The self-employment rate in Exe Valley is very high by national standards with the 
ward raking in the top 20% of wards nationally.  In 2011 the self-employment rate 
was 23.53% compared with 18.92% in East Devon and 11.54% nationally. 
 

The proportion of employees who worked for micro-businesses in Exe Valley was very 
high by national standards with the ward ranking in the top 20% of wards nationally.  
In 2008 the proportion of employees who worked for micro-businesses was 61.86% 
compared with 33.94 in East Devon and 21.26% nationally. 

 
The proportion of the resident working age population who are in employment is 
high with the area ranking in the top 40% of wards nationally.  In Exe Valley 84.67% 
of the resident working age population were in employment compared with 84.23% 
in East Devon and 73.65% nationally.  The proportion of the working age population 
who are unemployed in Exe Valley is very low with the ward ranking in the bottom 
20% of wards nationally.  In Exe Valley 1.11% of people were claiming job seekers 
allowance compared to 1.1% in East Devon and 3.3% nationally. 

 
The community that will primarily benefit from our activities is Stoke Canon, the 
surrounding villages, hospitality vendors (B&Bs and AIRB&Bs) and visitors to the Exe Valley 
Way.  However, there is a community of interest in the surrounding East Devon area – 
including the city of Exeter with a population of 130,000 and other people with connections 
to the area who will want to support the Stoke Canon Inn. 
 
Business Model 
 
The business model is fairly simple.  Rent received from the pub tenant and domestic tenant 
will be used to cover the limited operating costs of the Society including the payment of 
interest on mortgage or other borrowing.   
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While Stoke Canon Community Pub Limited will not be managing the day to day operation 
of the pub the viability of the pub tenant is crucial to this business plan so some details are 
outlined below. 

 
Pub Operating Model 
 
The precise opening times of the pub will continue to be a matter for the tenant who will 
continue as the trading company for the licensed business.  The community has indicated 
that it is happy with the current trading hours and is also happy with the bar stock on offer 
in the pub.  This includes ales and ciders sourced from the South West.  The trading 
company will continue to be responsive to suggestions of new lines and will bring them on 
stream if significant demand is in evidence.  Recently the fashion for flavoured gins was 
trialled and the entire stock was consumed in one weekend. 
 
Provision of food 
 
Under their lease, Stoke Canon Inn Limited has franchised the operation of the kitchen to an 
independent chef.  The chef is responsible for all hygiene regulations and liaising with the 
Food Standards Agency representative.  The current rating for the Kitchen at the Stoke 
Canon Inn is 5 out of 5.  The food on offer is good quality simple, traditional pub fare and 
the traditional Sunday Roast is an ever popular event.  The chef also hosts BBQs for outside 
events and is now looking to provide an additional takeaway service to the local community.  
Stoke Canon Inn Limited is remunerated by the chef by way of a gross percentage of her 
sales. 
 
Customers 
 
The pub attracts both local villagers and visitors to the area.  The bus stop for Stagecoach 
which serves the Exe Valley way is next to the pub and customers come from Exeter at one 
end of the A396 and Tiverton at the other.  There has also been an increase in the customer 
base deriving from a proliferation of glamping sites, established B&Bs and AirB&Bs that are 
coming on stream.  There is also additional development occurring in the village which will 
increase the need to maintain this asset.  Further, the last 6 months has seen the demise of 
2 public houses on the Exe Valley Way, namely the New Inn at Cowley Bridge and the Trout 
at Bickleigh.  Both have closed permanently so available hospitality in the area is decreasing.  
Moreover, every single bar one is up for sale in the Exe Valley 
 
Our Tenants 
 
Stoke Canon Inn Limited have been the tenant for the last 7 years and wish to continue their 
tenancy.  They are staffed by volunteers and have one paid member of staff who holds the 
position of Bar Manager and she also holds the Personal Licence and is the Designated 
Premises Supervisor for the pub.  The Bar Manager co-ordinates the volunteer rota, ensures 
that all staff are trained and fulfil statutory requirements, she is responsible for stock levels 
and ordering, cashing up and floats and all other operational activities.  The financial needs 
of the pub are served by the directors of Stoke Canon Inn Limited who are responsible for 
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cash flow, presentation of accounts, VAT and all other taxes, payment of suppliers and 
payment of rent in accordance with the current lease. 
 
The Stoke Canon Inn has been paying a rent of £12,000 per annum for the past 7 years 
which represents approximately 10% of turnover which is line with fair rent calculations for 
the area.  Their profit and loss figures indicate sufficient profitability for them to continue to 
be able to make payments and provide the rental income the Community Benefit Society 
requires.  
 
Stoke Canon Inn Limited provides a welcoming and friendly environment to all the pub’s 
visitors.  They offer a high level of activities from bingo sessions, two mid-week quizzes per 
month and live music at least once if not twice a month.  Recently the pub has been visited 
by two groups of Morris Dancers who bring a flavour of traditional England to the location.  
In addition, there are regular meetings which include “Ladies that Lunch” for older members 
of the community to come together and socialise along with the Book Club that meets 
regularly for lively discussion.  In July of each year the pub is the focal point for, and an avid 
supporter of the Stoke Canon Festival – Connection Generations which brings a carnival 
atmosphere.  There is live music all day with food and drink provided by the pub both within 
the bar and extended out in the Beer Garden.  In November (in association with the village 
post office) the pub rolls out a firework spectacular that also draws a significant crowd 
 
Stoke Canon Inn Limited has a proven track record in keeping a tidy, well stocked bar and 
cellar and the training for volunteers ensures that they are fully aware of all the technical 
requirements that come with bar service. 
 
In terms of promotion and marketing Stoke Canon Inn Limited has a website, a Facebook 
and a Twitter page where activities, new menus and special events are promoted. 
In addition, the pub writes a newsletter for inclusion in the locally produced “Forum” which 
is distributed in Stoke Canon and surrounding villages and small leaflets are distributed once 
a month around the village to remind people of events. 
 
Stoke Canon Inn Limited is enthusiastic about working with the Society (Stoke Canon 
Community Pub Limited) as its landlord.  Both companies will operate entirely 
independently but are joined by a strong sense of purpose to protect the pub and preserve 
its future. 
 
We will agree a mutually beneficial lease with Stoke Canon Inn Limited which will be 
attractive and affordable and we will have open communication regarding the financing of 
both entities so each knows where they stand with the other.   
 
This will enable the shareholders of Stoke Canon Inn Limited and the Society members of 
Stoke Canon Community Pub Limited to have complete confidence in the financial 
operations of both companies.  Stoke Canon Inn Limited will be wholly responsible for 
operational trading and, in the event of any failure or debt, there will be no legal access to 
the Society’s assets. 
 



 
Stoke Canon Community Pub Limited.  Registered in England No. 7767 
Registered Office:  Stoke Canon Inn, Stoke Canon, Devon EX5 4AR                                  Page  
 

 
 
9  

Marketing the Share Offer and Community Engagement 
 

• We held 5 well attended meetings 
• The local ITV news programme did a piece on the pub 
• The local paper, the Express and Echo ran a piece on the prospect of a community 

purchase and included a film for their on-line edition.   
• The BBC broadcast live from the pub 
• The Guardian newspaper included us in their Top 50 Pubs in the UK in October 2018 
• £115,000 has been raised from the community 

 
The tenant, Stoke Canon Inn Limited, is itself owned by 107 shareholders in the local 
community and has focused heavily on ensuring that social activities that protect and 
improve the social fabric of the village are a central part of the pub’s operating model. 
 
There will be a cross over between Stoke Canon Inn Limited shareholders with the 
membership of Stoke Canon Community Pub Limited.  The majority of Stoke Canon Inn 
Limited’s shareholders have indicated that they will be purchasing community shares in 
Stoke Canon Community Pub Limited. 
 
 
Social Impact 
 
The Stoke Canon Inn offers a wide range of community activities and has a significant 
impact on the local area.  The pub is pivotal in the village and encourages and stimulates 
social interaction as well as being a local “Google” for customers, tradespeople, local 
businesses and visitors.  The voluntary nature of the pub has affected the community in a 
stimulating and positive way and there is a tangible atmosphere of friendship and 
camaraderie.  The pub offers a wide range of activities such as:-  
 

• Ladies That Lunch - A monthly social event for ladies to come and dine.  Some ladies 
feel uncomfortable coming to a pub on their own but this event provides a warm 
atmosphere and an opportunity to catch up with friends and neighbours. 

 
• Book Club - A chance for likeminded people to come together and discuss the latest 

books 
 

• An Evening With – where possible we persuade a local with a terrific story to tell to 
spend an evening discussing their experiences.  We have had a Desert Island Discs 
evening with the local vicar who, in a previous life, worked for the Met Office and 
trained BBC weathermen, an evening with Bob Wilson, a former goal keeper at 
Aston Villa, an evening with Glen Coleman who worked for many years as a fireman 
in London and a series of evenings with Maureen Mitchell, a leading light at the RSPB 
who taught us much about the life of birds 
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• Darts Team - The Exe Valley Darts League occurs during the winter months and takes 
our team to other local pubs and brings those teams to us.  Sadly, the amount of 
teams is reducing because of pub closures in the area 

 
• Blues Jam - A Blues Jam session comes to the pub in the evening of the last Sunday 

of each month.  The participants are local musicians who come together to jam 
together and would have difficulty finding a venue to do this 

 
• Quizz Nights - Every other Thursday evening the pub is packed with local quizzers 

and the money raised is given to a charity of their choice 
 

• Bingo Nights - Twice a month on Sunday evening we host a bingo night and it is 
standing room only for late arrivals.  The money raised from these events is used to 
pay for our firework spectaculars on 5 November and New Year’s Eve. 

 
• Fireworks – our firework display on 5 November draws a couple of hundred people 

from the surrounding area and is increasingly popular year on year.  Similarly the 
display on New Year’s Eve is also very well attended. 

 
• Music - As well as our regular Blues Jam we host performances from local musicians 

and have many requests from our regulars for return visits.  During the summer we 
have visiting Morris Dancers who perform in the car park and we have also hosted 
Appalachian Clog Dancing. 

 
• Stoke Canon Festival – The pub is the epicentre for the annual village festival which 

provides music and entertainment for all ages and runs from lunchtime to very late 
in the evening 

 
• Food – our franchisee in the kitchen offers a wide range of meals for both lunch and 

dinner.  It is wholesome, traditional pub food and is very popular.  There is a wide 
range on offer with additional specials and there is a very affordable offer of two 
meals for £11 at lunchtime. 

 
• Meetings – we have a large table in the back bar which is used for meetings by local 

organisations including the parents and teachers of the local primary school.   
 

• Functions – the pub is walking distance from the church so we have the happy task 
of catering for parties after christenings and the sad task of providing a buffet and 
bar after funerals.  We have also catered for many birthday parties and special 
wedding anniversaries. 

 
• Hospitality Support – we are seeing a significant increase in trade during the summer 

months from people staying at local B&Bs, AIRB&Bs and camping and glamping 
venues coming on stream.  We are able to recommend these businesses to our 
customers and the hosts of these enterprises kindly recommend us to their guests. 

 



 
Stoke Canon Community Pub Limited.  Registered in England No. 7767 
Registered Office:  Stoke Canon Inn, Stoke Canon, Devon EX5 4AR                                  Page  
 

 
 
11  

The organisation “The Pub is the Hub” commented that the Stoke Canon Inn offers the most 
comprehensive selection of activities to customers that they have ever seen 
 
THE STRUCTURE 
 
Introduction 
 
We have established an enterprise that is called a Community Benefit Society (CBS) 
governed by the Co-operative and Community Benefit Society Act 2014.  Under the auspices 
of the Plunkett Foundation the Society has been registered with the Financial Conduct 
Authority and we have adopted formal Rules, provided by the Plunkett Foundation to apply 
to our Society.  The Society, known as Stoke Canon Community Pub Limited, is a separate 
legal entity. 
 
 
Members 
 
To date the local community has invested £115,000 in our share offer.  Each share costs £25 
and the minimum holding is a tranche of 4 shares.  For the purposes of the public 
community share offer to raise the finance to purchase the building, the minimum will be 
£100 and the maximum will be £30,000 representing 10% of the maximum target.  The 
process for applying for shares is laid out in the Share Prospectus. 
 
We will hold quarterly General Meetings of Members at the pub to maintain a link between 
the Members and the Society.  While in practice the operational management of the Society 
will be low key – collecting rent, arranging maintenance and making payments, the Society 
and its Members will also focus on the benefits to the community of the pub remaining 
open.  We will use General Meetings to encourage Members to stand for election to the 
Management Committee at the AGM. 
 
Any changes to the business plan, property or future share offers will all be subject to 
approval in principle by the Members at a General Meeting. 
 
Members will also be involved in tasks relating to the maintenance of the property reducing 
operating costs. 
 
While the tenant, Stoke Canon Inn Limited and the Stoke Canon Community Pub Limited are 
different legal entities with a contractual relationship, both are focused on the needs of the 
community so we would expect to see involvement of our Members in social and 
community activities at the pub – to ensure the continued social impact associated with the 
pub.  The economic and community success of the Society is bound up in the success of the 
pub tenant. 
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Profits 
 
The Society’s rules determine that any surplus made by the Society must either be 
reinvested in the business or used for the benefit of the local community or for another 
charitable or community purpose.  The payment of interest to Members is treated as an 
operating cost, although interest will not be paid if no profit is made.  Directors and 
Members are forbidden from benefiting in any other way from the activities of the Society.  
It is our intention that the Society will continue to operate as a public house for the benefit 
of the village of Stoke Canon for the foreseeable future.  If, however the membership should 
choose, in the future, to dispose of the property any surpluses that may arise after all the 
shareholders have been paid back the amount that they invested must be re-invested in a 
community enterprise or used for a charitable purpose (known as an Asset Lock). 
 
Management 
 
A Management Committee comprising between three and twelve members will manage the 
Society.  They will be accountable to the membership and will report to them via an Annual 
Report and an Annual General Meeting (AGM).  At the conclusion of the first AGM all the 
members of the first Management Committee shall retire and may be re-elected or 
replaced.  All details for this are in the Rules. 
 
Operational management needs are limited and will consist of ensuring the payment on 
time of rent from the pub tenant and domestic tenant, arranging maintenance and 
managing the finances of the Society.  The biggest task facing the Management Committee 
will be ensuring ongoing Member communication, engagement and participation. 
 
Founding Management Committee 
 
There are three founding members of the Management Committee and three members of 
the community who are offering strategic advice.  Their experience is as follows: 
 
Maggy Clark 
 
Prior to coming to Devon, Maggy worked in the City of London in the field of financial public 
relations and is experienced in the business and corporate world.  She worked on projects 
such as Eurotunnel, British Airways, John Waddington and Yorkshire TV as well as financial 
market promotion including swaps, options and hedge funds.  Latterly she worked in Higher 
Education Administration and has now taken early retirement. 
 
Janet Boustred 
 
Janet began her career working in laboratories for the National Institute for Biological 
Standards and Controls where she specialised in research into rubella.  Latterly she came to 
Stoke Canon and became a Teaching Assistant at the local primary school, a position she 
held for 25 years up to her retirement.  Janet is a dedicated participant in community 
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activities.  She is treasurer of the Stoke Canon Parish Council, treasurer to the Stoke Canon 
Festival and she has been leading the local Brownies for 30 years. 
 
Greg Evans 
 
Greg is an educational consultant with a passion for the provision of education for those 
with learning difficulties and an improvement of access to all forms of academic 
engagement.  He provides strategic advice to both national and international academic 
organisations and has assisted with the opening of schools in the Middle East.  Greg is also 
Chair of Governors at the local community college and, when time permits, he indulges in 
his other abiding passion which is rugby. 
 
 
 
We also have the support of three strategic advisors.  They are:- 
 
Mike Clark FCA (Strategic Advisor) 
 
Mike worked as a Chartered Accountant for Ernst and Young in London before moving to 
their offices in Exeter.  He then joined Francis Clark in 1994 and was a partner in that firm 
until his early retirement in 2015.  He has worked in the financial world for 35 years and 
latterly became Francis Clark’s Senior Tax Partner.  During his career Mike has advised a 
large range of business both in private, public and third sectors. 
 
 
Derek Boustred (Strategic Advisor) 
 
Derek worked for 40 years as a bio-medical scientist for the NHS.  He is Chair of the Parish 
Council and Chair of the Jubilee Hall (the village hall).  He is an advocate of community 
activism and brings a “can do” attitude to local issues and villagers’ needs.  When Derek is 
out of the village he can be found many feet deep enjoying one of his favourite pastimes 
which is scuba diving. 
 
Phil Myerscough (Strategic Advisor) 
 
Phil studied chemistry at Oxford before changing his career path to work at Gray’s Inn for J 
A Kemp & Co., Chartered Patent Agents.  In a career spanning 30 years he worked as an 
Intellectual Property Consultant at both a national and international level being qualified in 
the UK, Europe and Canada.  He is a passionate supporter of the Stoke Canon Inn and 
provides all the hanging baskets and floral displays found around the pub. 
 
Once the pub has been purchased we will increase the scope of our management 
committee. 
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THE BUSINESS PLAN 
 
Business SWOT Analysis for the Stoke Canon Inn 
 
Strengths 
 

v Excellent location at the centre of the village. 
v Prominent position on the Exe Valley Way (A396) 
v Commitment of the wide membership base to use what will be their business and 

who will encourage friends and family to use the pub 
v The business will own the freehold and not be tied 
v Established successful tenant 
v Secure income from the trading company downstairs and the private rented flat 

upstairs 
 
Weaknesses 
 

v Small interior which limits numbers 
v Reliant on volunteer staff 

 
Opportunities 
 

v Develop new customer streams from holiday accommodation coming on line by 
communicating with hospitality owners locally 

v New property development in the village bringing new custom 
v Benefiting from customers of other pubs that have closed recently in the vicinity 
v Add to existing customers who come to cycle, horse ride and walk around the Exe 

Valley Way 
v Access matching grant funds as share membership increases 

 
Threats 
 

v Inability to obtain the necessary financing to conclude the purchase 
v Unexpected repair costs 
v Interest rate increases 
v Despite all the work and effort any economic downturn may lead to insufficient use 

of the pub and the business model may prove unviable 
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Meeting the Weaknesses and Threats 
 
Once the pub is owned by the village the commitment to use the pub and encourage friends 
and family to use it will be considerable.  Existing customers are keen to invest and are 
looking forward to being owners as well as encouraging others. 
 
Volunteers will have an increased commitment to the ongoing success of the pub by 
becoming members and being part of the Society that owns the pub. 
 
The consistent provision of competitively priced good beer, wine and food, and reliable 
opening hours offered by the existing tenant provides a good basis to spread the word 
regarding the reputation of the pub.  This will continue to attract a steady flow of referrals 
by word of mouth from the local residents, glamping sites, B&Bs and AirB&Bs and other 
visitors. 
 
As owners of the premises Stoke Canon Community Pub Limited will be in a position to 
enhance the look and ambiance of the pub. 
 
If the proposed enterprise is unable to raise the necessary financing, then the purchase will 
not go ahead.  Cheques will be collected and banked (online banking will also be available) 
and no share certificates will be issued until the full financing has been put in place.  If 
insufficient capital has been raised the share issue will be halted and all those who have 
invested will have their investment returned to them 
 
A Red Book survey will be conducted on the property and any problems will be highlighted.  
The financial impact of those will be mitigated by negotiation with the vendor. 
 
 
If prevailing market conditions are so unfavourable that, despite a sound business plan, 
vigorous and sustained marketing and the support of local users/owners the business does 
not develop in the way anticipated, then the Management Committee will be forced to 
close the pub, sell the assets and repay the original investors with any residual assets to be 
used for the benefit of the community.  This is not an outcome that we seek, but this 
possible course of action should give investors the security they need in the unlikely event 
of the enterprise being unsuccessful. 
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FINANCIAL PROJECTIONS 
 
Acquisition and Start up costs 
 
 

Initial and Capital Costs £ Finance £ 
Purchase Price 
Stamp Duty 
Contingency/Arrangement Fees 
Costs – Legal 

285,000 
3,750 
4,000 
3,000 

Shares  
Grants 
Mortgage 
Loan 

115,000 
17,500 

150,000 
15,000 

    
Capital Requirement 295,750 Total Finance 297,500 

 
 
Balance Sheet 
 

Year 1 2 3 4 5 

Fixed Assets – Freehold 
Current Assets (Cash at bank) 
Prepayments 
 
Liabilities 

Creditors due in 1 year 
 
Long term creditors 

Unused grants 
Mortgage 

Loan 

295,750 
20 

1,392 
 
 

(4,497) 
 
 

(17,500) 
(145,503) 

(15,000) 

289,835 
3,865 
1,392 

 
 

(9,685) 
 
 

0 
(140775) 
(13,325) 

295,750 
2,756 
1,392 

 
 

(6,842) 
 
 

0 
(135,807) 

(11,512) 

295,750 
4,732 
1,392 

 
 

(7,165) 
 
 

0 
(130,586) 

(9,550) 

295,750 
6,637 
1,392 

 
 

(7,505) 
 
 

0 
(125,100) 

(7,428) 
 

Net worth 
 
Made up of 
Share capital 
Profit and Loss Account 

114,662 
 
 

115,000 
(313) 

 

131,311 
 
 

115,000 
16,356 

134,030 
 
 

115,000 
19,096 

 

137,185 
 
 

115,000 
22,271 

140,791 
 
 

115,000 
25,898 

 
 114,662 131,311 134,030 137,185 140,791 
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Profit and Loss 
 

Year 1 2 3 4 5 
Revenue 
Donations 
Grant 
Mortgage Interest 
Loan Interest 
Insurance 
General Maintenance 
FCA Annual Fee 
Gas Safety Check 

0 
0 
0 
0 
0 

(108) 
0 

(230) 
0 

 
(338) 

21,360 
800 

17,500 
(7,382) 
(1,131) 
(1,300) 
(2,000) 

(230) 
(100) 

 
27,517 

21,360 
800 

0 
(7,152) 

(993) 
(1,300) 
(2,000) 

(230) 
(100) 

 
10,385 

21,360 
800 

0 
(6,911) 

(844) 
(1,300) 
(2,000) 

(230) 
(100) 

 
10,775 

21,360 
800 

0 
(6,658) 

(684) 
(1,300) 
(2,000) 

(230) 
(100) 

 
11,118 

Depreciation 0 (5,915) (5,797) (5,681) (5,567) 
Corporation Tax 0 (1,803) (1,869) (1,939) (2,014) 
Profit (Loss) (338) 19,799 2,719 3,155 3,607 

 
 
Cashflow 
 

Year 1 2 3 4 5 
Opening Balance 
Mortgage incoming 
Shares 
Grant 
Revenue 
Donations 
Mortgage payment 
Loan incoming 
Loan payment 
Costs 
Tax 
Property Purchase 
Interest on shares 
Share withdrawal 

0 
150,000 
115,000 

17,500 
0 
0 
0 

15,000 
0 

(1,730) 
0 

(295,750) 
0 
0 

 

20 
0 
0 
0 

21,360 
800 

(11,879) 
0 

(2,806) 
(3,630) 

0 
0 
0 
0 

 

3,865 
0 
0 
0 

21,360 
800 

(11,879) 
0 

(2,806) 
(3,630) 

0 
0 
0 
0 

 

5,907 
0 
0 
0 

21,360 
800 

(11,879) 
0 

(2,806) 
(3,630) 

0 
0 
0 
0 

7,882 
0 
0 
0 

21,360 
800 

(11,879) 
0 

(2,806) 
3,630) 

0 
0 
0 
0 

Closing Balance 20 3,865 5,907 7,882 9,787 
 

 
Notes: 
 
These financial projections have been calculated on the basis of a 20 year mortgage at 5%. 
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If we achieve our financial goals we will endeavour to pay interest on the shares at a rate of 
3% after the first five years.  After 7 years we will also consider withdrawal of shares at a 
rate of 10% per annum if we have sufficient funds available but this will be at the discretion 
of the Management Committee 
 
The grant of £17,500 comprises a bursary from the More Than a Pub programme of £2,500 
and a £15,000 grant from the joint award of £30,000 of a loan and grant from the More 
Than a Pub programme. 
 
The costs of maintenance and improvements will be ameliorated by skilled and qualified 
volunteers who already donate their services and expertise and many have become 
member of the Society 
 
Overall, these projections should be viewed as a prudent and conservative approach.  
Having taken into account all eventualities that can be predicted at this stage.  It should also 
give sufficient margin to cope with unexpected repair costs as well as increases in interest 
rates. 
 
 
 
Assumptions 
 
We have had to make certain assumptions about a range of variables in order to produce a 
meaningful financial plan.  The major one is that the purchase will be a “Transfer of Going 
Concern”.  This means that we do not pay VAT on the acquisition thus avoiding £57,000 
being tied up for 3 or 4 months.   The premises are already opted for tax and we will also 
opt for tax to ensure the transfer. 
 
 
 
 
 
 
 


